
 

RESPONSE TO 2022-01-26 PUBLIC HEARING COMMENTS 
 
 

PROPOSED SPECIALTY HOSPITAL 

2016 QUAKER RIDGE ROAD 
TOWN OF CORTLANDT 
WESTCHESTER COUNTY, NY 

 
 
 
 
 
 

Prepared for: 
 
 
 
 
 
 

Prepared by: 
 
 
 
 
 
 
 
 
 
 
 
 
 

Date: 

 
Hudson Ridge Wellness Center, Inc. and 
Hudson Education and Wellness Center 
72 North State Road, Suite #502 
Briarcliff Manor, NY 10510 

 
 
 
 

JMC Planning Engineering 
Landscape Architecture & 
Land Surveying, PLLC 
120 Bedford Road 
Armonk, NY 10504 

 
JMC Project 14088 

 
 

 
February 2022 



 

 
 
 
 
 
February 16, 2022 
 
Loretta Taylor, Chairperson and Members of the  
Town of Cortlandt Planning Board 
Town Hall 
1 Heady Street 
Cortlandt Manor, NY 10567 
 
Re: JMC Project 14088 

Proposed Specialty Hospital 
 2016 Quaker Ridge Road 
 Town of Cortlandt, New York 
  
Subj:  Response to 2022-01-26 Public Hearing Comments 
 
Dear Chairperson Taylor and Members of the Board:  
 
This letter provides responses to comments received in connection with the Board’s public hearing 
on this application on January 26, 2022, at with the Board closed the public hearing on SEQRA, 
with written comments accepted until February 7, 2022. 
 
Similar comments have been grouped together by topic area without identifying specific individuals 
in order to reduce repetitiveness in the responses.  Wherever possible, reference will be made to 
previously submitted documents should the comment have been addressed during the extensive 
submission history of this application. 
 
As such, attached please find written comments submitted by the public and well as previously 
submitted materials that respond to these comments.  
 
1. Letter to Planning Board from Cuddy + Feder on behalf of the applicant, dated January 19, 

2022. (Appendix 55) 
 

2. Letter to Thomas Wood Esq. from Cuddy + Feder, dated January 25, 2022. (Appendix 56) 
 

3. Attorney Robert Davis, Esq., Planning Board Meeting Outline, dated January 26, 2022. 
(Appendix 57) 
 

4. JMC letter to Hudson Ridge Wellness Center, re: Irrigation Requirements and Water 
Summary Proposed Planting for 2016 Quaker Ridge Road, dated February 7, 2022. 
(Appendix 58) 
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5. Letter to Planning Board from Robert Davis, Esq., dated February 9, 2022. (Appendix 59) 
 

6. Hudson Ridge Wellness Center, response in regard to Board Member Kessler’s comment 
on the OASAS letter.  (Appendix 60)  
 

7. Hudson Ridge Wellness Center, OASAS Communication Timeline – Summarized. 
(Appendix 61) 
 

8. Ralph G. Mastromonaco, P.E., P.C. Consulting Engineers letter re: General Clarifications in 
Response to Site Plan Comments, dated February 15, 2022. (Appendix 62) 
 

9. JMC Comment Response Letter, dated February 14, 2022. (Appendix 63) 
 
10. August 2021 Addendum to March 2019 Consolidated Expanded Environmental Assessment 

Report. (Appendix 40 – 54, included under a separate book) 
 
11. List of Stipulated Conditions for Conditional Negative Declaration for Proposed Specialty 

Hospital, revised March 14, 2019. (Appendix 64) 
 
12. SEQRA Summary Support for a Conditioned Negative Declaration. (Appendix 65) 
 
13. SEQRA Summary of No Potential Significant Adverse Impacts. (Appendix 66) 
 
14. Site Plan Approval Drawings by Ralph G. Mastromonaco, P.E., P.C. (Appendix 67) 
 
15. Robert Davis Submission, dated September 3, 2021. (Appendix 68) 
 
16. JMC Comment Response Letter, dated December 20, 2021. (Appendix 69) 

 
17. 1/26/2022 Public Hearing Correspondence (Appendix 70) 

 
a. Letter from Hudson Ridge Wellness Center, Inc., dated August 8, 2016, to OASAS. 

with FedEx label. (Sub-Appendix A) 
 
b. Applicant submission regarding OASAS timing, dated September 3, 2021. (Sub-

Appendix B) 
 
c. Cortlandt Planning Board Public Hearing Power Point, dated January 26, 2022. (Sub-

Appendix C) 
 
d. Town of New Castle Millwood-West End Advisory Board Group Comments, dated 

January 26, 2022. (Sub-Appendix D) 
 
e. Planning Board Talking Points, January 26, 2022. (Sub-Appendix E) 
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f. Ms. Manocherian Presentation. (Sub-Appendix F) (Sub-Appendix F) 
 
g. Teatown Public Comments, dated February 3, 2022. (Sub-Appendix G) 
 
h. Joel Greenstein letter to the Planning Board, dated February 6, 2022. (Sub-Appendix 

H) 
 
i. Email from Jayne Karlin dated February 6, 2022. (Sub-Appendix I) 
 
j. Michael Shannon letter to Planning Board, dated February 7, 2022. (Sub-Appendix J) 
 
 

 
Thank you for your consideration. 
 
Sincerely, 
 
JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC 
 
Amanda Mell-Taylor 
 
Amanda Mell-Taylor 
Administrative Assistant 
 
cc: Mr. Steve Laker 
 Robert Davis, Esq.     
 
 
p:\2014\14088\admin\2022-02-16 lttaylor.docx 
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Joshua J. Grauer 
jgrauer@cuddyfeder.com 

 
January 19, 2022 

BY EMAIL & FEDERAL EXPRESS
Hon. Loretta Taylor 
Chairperson of the Town of Cortland Planning Board 
Cortlandt Town Hall 
1 Heady Street 
Cortlandt Manor, New York 10567 
 
Re: Hudson Ridge Wellness Center, Inc., No. 6-15 (the “Application”) 
 
Dear Chairperson Taylor and Members of the Planning Board: 
 
We represent Hudson Ridge Wellness Center, Inc. and I write on their behalf to 
reconfirm to the Board as I previously corresponded on June 28, 2021 and again on 
August 31, 2021 (copies attached) that our client has consented and continues to 
consent to special permit conditions aimed at the broadest mitigation and 
accommodation of the community and of immediately adjoining neighbors with whom 
Hudson and its landscape architect recently met on several occasions.  
 
Set forth below is a summary of conditions that Hudson voluntarily consents to subject 
to the Board's close of the seemingly never-ending proceedings of the past seven (7) 
years and, in particular, the public hearing which has lasted longer than ever expected 
and than understood would be the case herein. Be that as it may, Hudson is pleased to 
memorialize its agreement to the following as binding terms of a special permit arising 
from the closing of the public hearing at the upcoming special meeting and 
determination of the Planning Board to expeditiously adopt a Negative Declaration:  
 
1. Covenants of Hudson Ridge.  Hudson Ridge shall: 

 

a. Cap the number of patients admitted to the Specialty Hospital as the lesser of 
forty-nine (49) in its first year of operation and fifty-eight (58) thereafter, or 
as required by any third-party licensing agencies;  

b. Develop the Property in substantial accordance with the site plan (Exhibit A), 
landscaping plan (Exhibit B), lighting plan (Exhibit C), and building plan 
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(Exhibit D) subject to minor amendments, any final changes required by the 
Planning Board or ZBA, or any minor field changes. These covenants include 

i. Blocking off and restricting for emergency use only all windows and 
exterior doors facing the northerly property line in Buildings 2-6; 

ii. Restricting lighting along the northerly property line to emergency use 
in and around Buildings 2-6; 

iii. Reducing pole lighting by 11 p.m.; 

iv. Storing snow plowing equipment towards the interior of the Property 
and away from residential property lines when snow is expected;  

v. Screening as needed for houses along the northerly property line any 
tennis courts and swimming pool; 

vi. No group housing (e.g. dormitory or ward style); 

vii. Providing patients with private or semi-private rooms with a maximum 
of two persons in separate beds per room, except for a maximum of five 
larger style suites with no more than three persons in separate beds 
permitted, and no Murphy or bunk beds; 

viii. Designing the entrance way to eliminate queuing of cars on the public 
road 

c. Not expand the footprint of existing buildings or construct new buildings as 
part of the Specialty Hospital; 

d. Not develop the adjoining property, owned by Hudson Ridge’s affiliate, 
located to the south so long as the Property is used as a specialty hospital; 

e. Provide nonprofessional staff with van access to the Property from a carpool 
area located offsite and will schedule employee shift changes to minimize 
potential traffic impacts; 

f. Not use any exterior bells, pagers, or public address systems; 

g. Agree that the terms and conditions placed upon its special permit and site 
plan approval by the Planning Board, including the terms in this Agreement, 
shall be memorialized in a Declaration of Covenants and Restrictions, which 
Hudson Ridge shall record with the Westchester County Clerk’s office; 
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h. Agree that its special permit will be subject to renewal to assure compliance 
with its terms and conditions, with a three-year renewal period for the first 
three periods and then five-year renewal periods thereafter; 

i. Reserve two beds for Cortlandt residents who will be afforded reduced 
admission rates on a sliding scale based on income, augmented by private 
insurance; 

j. Provide two full scholarships each year to Cortlandt residents; 

k. Identify a community liaison who will invite neighborhood representatives to 
meetings no fewer than two times a year and will keep them apprised of 
operations and respond to community questions and concerns; 
 

l. Provide a staffed 24-hour access line to appropriate municipal authorities; 
 

m. Participate in community outreach with community and school programs as 
requested, including D.A.R.E. and Cortlandt and Croton Community 
Coalitions by providing expert speakers and programs free of charge; 

 

n. Work with the Town, as requested, to combat the problem of substance use 
disorder. 

Upon the Planning Board's closing of the public hearing on January 26, 2022 and the 
expeditious adoption of a Negative Declaration on or before the 3rd day of February, 
2022, Hudson stands ready to immediately execute, acknowledge and deliver to the 
Town's counsel both the Declaration of Covenants referenced above and such other 
reasonable instruments that the Planning Board and its counsel and planner request.  
 
Lastly, we ask that Hudson's agreement and covenants described above and in all 
exhibits be immediately published on the Town's website.  
 
Thank you for your assistance. 
 
Very truly yours, 

 

Joshua J. Grauer 
JJG:jv 
Enclosure 
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cc:   Robert F. Davis, Esq. (via email) 
  Thomas Wood, Esq. (via email) 
  Joshua Subin, Esq. (via email) 
   

 



 

 

 

 

 

 

 

 

Exhibit A 
 





 

 

 

 

 

 

 

 

Exhibit B 
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Joshua J. Grauer 
Jgrauer@cuddyfeder.com 

June 28, 2021 

Via email and FedEx 
 
Hon. Loretta Taylor         
Chairperson of the        

Town of Cortland Planning Board  
Cortlandt Town Hall      
1 Heady Street       
Cortlandt Manor, New York 10567    
 
Re: Hudson Ridge Wellness Center, Inc., (the “Application”) 
 Application for Special Use Permit and Site Plan approval to establish a specialty hospital 
 Property:  2016 Quaker Ridge Road, Town of Cortlandt      
 
Dear Chairperson Taylor and Members of the Planning Board: 
 
Following up on conversations with Town Attorney Thomas F. Wood, we are writing to confirm 
that Hudson Ridge will voluntarily agree to conditions to the special use permit approval for its 
proposed specialty hospital at 2016 Quaker Ridge Road (the "Property") identified below.     

Hudson Ridge is sensitive to the Town and Planning Board’s efforts to balance the interests 
embodied in Town Code that hospital uses be permitted to provide care for the medical needs of 
patients while ensuring that hospital facilities are not disruptive to surrounding property or the 
neighborhood (Town Code Section 307-59.A). Accordingly, Hudson agrees to the following:   
 

Hudson Ridge agrees that the maximum occupancy will be the lesser of the cap 
imposed by any third-party licensing agencies or ninety-one (91) patients or 
individuals receiving treatment.     
 
Hudson Ridge agrees and commits to execute a Declaration of Covenants and 
Restrictions memorializing all Special Permit terms and conditions to be recorded  
with the Westchester County Clerk. The declaration will be enforceable by the Town.  
 
Hudson Ridge agrees that the use and operation of the specialty hospital will be phased 
in over a period of 2-3 years to allow the use and operation of the site to be gradually 
introduced to the surrounding property owners and the neighborhood.   
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Hudson Ridge agrees that it’s Special Permit be made subject to frequent renewal to 
assure compliance with Permit terms and Conditions. We respectfully request that 
terms of three years would be appropriate for the first three renewals subject to the 
Planning Board’s discretion to extend the renewal term thereafter to every five years.  
 
Hudson Ridge agrees that housings for patients or individuals receiving treatment 
shall be restricted as follows: (a) Group housing such as dormitory style or ward type 
housing will not be permitted; (b) Each patient or individual admitted for treatment 
shall be housed either in a private room with only one bed and one person in a room 
or in a semi-private room with a maximum of two persons in separate beds except that 
a maximum of five (5) larger style suites with no more than three (3) persons in 
separate beds is permitted; and (c) bunk beds or any type of murphy bed will not be 
permitted.  Each configuration of housing will also be approved by the appropriate 
third-party licensing agency(ies). Compliance with the occupancy restrictions set forth 
will be monitored by the Town of Cortlandt’s Fire Inspector and verified during annual 
inspections or other inspections requested upon reasonable notice.  
 
Hudson Ridge agrees that all uses comprising the specialty hospital will be limited to 
the existing buildings and improvements on the Property.  There will be no expansion 
of the footprint of the existing buildings. Buildings located near neighboring property 
lines will be used in a manner to minimize impacts on adjoining residents.  
 
Hudson Ridge agrees that the adjoining property located to the south under common 
ownership will not be further developed for so long as the Property is used as a 
specialty hospital.  
 
Hudson Ridge agrees that the easement over the adjacent parcel will not be utilized for 
ingress and egress.  
 
Additional site design issues that Hudson Ridge agrees to include as conditions to the 
special use permit include: (a) the design of the front gate shall eliminate any queuing 
of cars on the public road; (b) no exterior bells, pagers, public announcement (PA) 
systems or similar such systems will be permitted; (c) the lighting plan shall utilize 
Ballard lighting whenever possible, and it will be reviewed to reduce the number of 
light poles if possible.  
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To limit the number of vehicles trips to the Property, Hudson Ridge agrees to provide 
the nonprofessional staff van access to the Property from a carpool area off site.  In 
addition, employee shift changes will be scheduled at times that will lessen the 
potential traffic impacts on local roads.  
 
If Hudson Ridge proposes an outdoor recreation facility, it will only be permitted 
subject to Planning Board approval and it will be sited near the southern property line.   
 

We hope that this voluntary undertaking by our client as a supplement to all prior submissions 
will be deemed a constructive basis for the Planning Board’s decision to adopt a negative 
declaration and we stand ready to work with the Town’s Counsel, the Town’s Planner, Planning 
Board and Zoning Board of Appeals to incorporate these terms and conditions in whatever 
reasonable fashion is necessary to achieve expeditious approval of all pending applications.  

As this entire matter has been pending in one fashion or another for almost 8 years, and the 
specialty hospital seeks approval to operate a facility for the disabled, we trust that the Planning 
Board is ready to close their very extensive review and public hearing while providing final 
limited time for any final written comments prior to its Decision.   

Thank you for your kind consideration.  

Very truly yours, 

 

Joshua J. Grauer 
 
cc:   Robert F. Davis, Esq. (via email - RDavis@sdslawny.com) 
  Thomas Wood, Esq. (via email - tfwesq@aol.com) 
  Joshua Subin, Esq. (via email – jsubin@townofcortlandt.com) 
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Joshua J. Grauer 
Jgrauer@cuddyfeder.com 

 
August 31, 2021 

Via email and FedEx 
 
Hon. Loretta Taylor 
Chairperson of the Town of Cortland Planning Board 
Cortlandt Town Hall 
1 Heady Street 
Cortlandt Manor, New York 10567 
 
Re: Hudson Ridge Wellness Center, Inc., No. 6-15 (the “Application”) 
 
Dear Chairperson Taylor and Members of the Planning Board: 
 
I write to reiterate and reconfirm that Hudson Ridge Wellness Center will agree to the 
special use permit conditions identified in my letter to the Board dated June 28, 2021. 
This is, of course, in addition to the dozens of special conditions that Hudson Ridge has 
voluntarily agreed to throughout this 6-year process. 
 
Since writing that letter we have continued to express Hudson Ridge’s willingness to 
agree to any additional reasonable terms required by the Town not already addressed 
and I reiterate that commitment here as well.  
 
 
Very truly yours, 

 

Joshua J. Grauer 
JJG:jv 
Enclosure 
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cc:   Robert F. Davis, Esq. (via email) 
  Thomas Wood, Esq. (via email) 
  Joshua Subin, Esq. (via email) 
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Joshua Grauer 
jgrauer@cuddyfeder.com 

 
January 25, 2022 

BY EMAIL: tfwesq@aol.com 
 
Thomas Wood, Esq. 
Office of the Town Attorney 
1 Heady Street 
Cortlandt Manor, New York 10567 
 
Re: Hudson Ridge Wellness Center, Inc. 
  
Dear Tom: 
 
I am writing in response to the disappointing and deeply misleading letter submitted yesterday 
by Brad Schwartz on behalf of CRHISD to the Planning Board.  
 
First, as you know, the discussions between the parties over the past approximately five-months 
have been cooperative and productive. The CRHISD letter badly mischaracterizes this, asserting 
that Hudson Ridge has somehow stopped communicating with CRHISD. You have first-hand 
knowledge that this is false. Indeed, my clients have done everything that CRHISD has asked of 
them. Hudson Ridge and its representatives worked according to CRHISD’s schedule and its 
demands at great personal inconvenience at times. Hudson Ridge repeatedly invited CRHISD 
and its representatives to be involved in the process and never cut off discussions. 
 
To the contrary, “discussions” had concluded as you know and a draft agreement was prepared 
which incorporated all terms requested and agreed to. The final issue of landscaping to 
accommodate two neighbors was fully addressed to their satisfaction and you and I were 
awaiting execution. Of course, we were open to any tweaks of the agreement and that should 
have occurred long ago.  

In light of the above you confirmed that both you and staff would recommend that the public 
hearing be closed and a negative declaration adopted. While the board of course could not be 
asked for any such commitment we were satisfied with your written representation of what you 
and staff would do on the record. We therefore agreed to yet another postponement with the 
assurance that regardless of any last minute shenanigans you and staff would support closing 
the public hearing and the issuance of a negative declaration.  

After months of work and acceding to every demand made of it, and with our agreement, it was 
you who provided to CRIHSD the deadline which elapsed by which they were to formally accept 
the agreement and terms  they requested and negotiated and it goes without saying that it was a 
very liberal "deadline" to confirm a previously committed to agreement. In fact, it should never 
have taken so long to come out in the open and essentially say that seemingly, based on Mr. 
Schwartz’s letter at least, there are no conceivable terms on earth that CRIHSD can or will ever 
agree to and actually perform and sign off on. Moreover we cannot continue with "death by 1000 
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cuts" and the Planning Board and Town should have no further part in this very transparent 
strategy.   
 
Below I will address some of the most frivolous points raised in Mr. Schwartz’s letter. 
 
 
Non-Expansion of Current Buildings 
 
This has been agreed to. 
 
 
Number of Beds and Location of Client Rooms 
 
The reference to “new facilities” as a basis for further delay is completely disingenuous. Those 
new facilities were proposed by CRHISD and Hudson Ridge agreed to CRHISD’s request for 
assurances of a quality facility in their view. The relatively few patients in the outbuildings have 
been discussed for months and accepted subject to the agreement on lighting and landscaping 
buffers and the many other accommodations that Hudson Ridge has since made—it is the very 
reason for these accommodations, which have been the subject of so much discussion and finally 
agreement. 
 
Hudson Ridge provided floor plans to CRHISD and discussed and revised them with CRHISD’s 
architect at length. No one ever questioned the revised floor plans and, in fact, CRHISD’s 
architect and representatives confirmed that everything supplied and proposed was reasonable. 
 
No outpatient treatment 
 
Any reference to outpatient treatment is a red herring. Hudson Ridge has stipulated repeatedly 
since 2015 that there will be no outpatient treatment. 
 
Staffing, Shuttle Program, and Parking. 
 
As we have always indicated, non-professional staff will use the shuttle. Because of the reduced 
patient numbers, Hudson Ridge has agreed to that and may end up being unnecessary for the  
10 p.m. shift. 
 
Landscaping, Lighting, and Site Plans 
 
Mr. Schwartz’s letter mischaracterizes the location of the pool and tennis courts to justify a faux-
environmental concern. Not only are the pool and tennis courts outside of wetlands, but they are 
outside of the 100-foot wetland buffers. Moreover, the pool and tennis court amenities are 
something that CRHISD requested be added and as further demonstration of the extent Hudson 
Ridge has bent over backwards to try to satisfy this group, it is willing to remove these amenities 
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if CRHISD would prefer. As proposed now, the pool and tennis courts are on the far southerly 
side of the property removed and well-screened from any neighbors on the northerly side, they 
will not be used at night, will have no lighting, and are fully screened from adjoining neighbors. 
 
Despite insinuating otherwise, CRHISD representatives and its architect have reviewed the 
lighting plans, which addressed all issues the group has raised, and signed off on them. 
 
 
Parking Outside Building 3 
 
We agree to a reasonable limitation to daytime parking only. 
 
Non-Use of Adjoining Property in New Castle 
 
This is another red herring. Hudson Ridge has stipulated consistently since 2015 to place a 
restrictive covenant on the adjoining property to be in effect so long as the property is used as a 
hospital. 
 
Limitations on Noise 
 
If the Town so chooses, such noise limitations can be conditions of approval.  
 
No Helicopter use 
 
The new concern about helicopter use is completely contrived and absurd. We have never 
suggested helicopters would be used at the property. 
 
Community Beds and Scholarships 
 
Hudson Ridge has not only pledged the two yearly scholarships but committed to a sliding fee 
scale and to reserving beds for Cortlandt residents. This letter is the first time that CRHISD has 
suggested beds be reserved for residents of any other Towns or indicated that Hudson Ridge 
should be making more accommodations for Cortlandt residents. Such continuous eleventh-
hour concerns demonstrate that the underlying goal here seems to be delay.1 
 
Community Interaction 

Hudson Ridge has no issues with having a Town liaison should the Town so wish and has 
stipulated to provide its own liaison to the neighbors. 

 
1 Hudson Ridge has also stated for years that it will accept all insurance, including Medicaid. This is another 
contrived issue. 
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Other Issues Not Covered Under the Applicant’s Covenants 

  Any such other issues may be assessed in final site plan review.  Notably, the purported 
concerns as to stormwater should be largely irrelevant for the adjoining uphill neighbors. 

Post-Approval of Off-Site Well Monitoring Plan 

Hudson Ridge’s hydrogeological consultant’s report, as approved by the Town’s consultant, 
showed little potential for any impact on adjoining off-site wells. The neighbors in that area have 
not responded to our invite to be part of post-approval monitoring. The Town and Hudson 
Ridge’s consultant agree that it is unlikely that any mitigation will be required and if it is, it 
would entail minimal work, rendering bonding unnecessary. 

Competency and Appropriateness 

In Hudson Ridge’s September 3, 2021, response to Mr. Subin’s request for more information, we 
responded at length, including with a published article and legal citations, addressing the fact 
that it is not within the Planning Board’s legal authority to demand information on the identity 
of an operator.   Despite this, Hudson Ridge, as a courtesy, has provided information as to who 
the operator may be. Of course, there will also be a Medical Director as required by OASAS, a 
professional, licensed medical staff, and a competent board of directors. OASAS will regularly 
inspect the hospital as part of its oversight role and Hudson Ridge has agreed to undergo a 
permit renewal process and to have a liaison for and regular meetings with the neighbors. 

As you have directly seen, Hudson Ridge has gone far above and beyond what is required of it, 
effectively doing whatever it was asked and agreeing to any reasonable—and some 
unreasonable—requests. This latest letter only reinforces that this process must conclude. 

 

Notice To Town of OASAS Operator filing & Submissions 

We agree – period. 

 

Conclusion 

Tom - As a very able and seasoned counsel you (the town’s planner and the board) are well 
aware of the ability of the board to set reasonable conditions is not disputed; thus the only items 
remaining to be determined are the content of those reasonable conditions. We have long ago 
offered very reasonable terms and conditions and the reasonable time for a decision also elapsed 
long ago.  
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There is no doubt that any further delay in closing the public hearing and issuing a negative 
declaration would be punitive and pandering to irrational and unreasonable community 
opposition to the Town Board's legislative selection of this use as subject to only a Special 
Permit. Lastly, please remind the board that reasonable conditions do not extend to 
micromanagement and control of the internal business operations of the property owner's 
business operations, which is beyond the Board’s legal purview. Our terms and conditions which 
we have offered and again reaffirm go beyond what is reasonable and proper in this regard but 
we offered same because we wanted to go the extra mile to bring about the end of this 
unfortunate saga. That offer remains on the table and will be deemed reasonable conditions 
agreed to by the owner/applicant provided this saga concludes expeditiously.  

 

Thanks for your cooperation. 

Very truly yours,  

 
Joshua J. Grauer 
JJG:jv 
cc: Chris Kehoe (chrisk@townofcortlandt.com) 
 Brad Schwartz, Esq. (bschwartz@zarin-steinmetz.net) 
 Kevin Cassidy (kcassidy@hudsoneducationandwellness.com) 
 



 

 

 

APPENDIX 57 

  



PLANNING BOARD MEETING – JANUARY 26, 2022 

INTRODUCTION 

1. Good evening, I am Bob Davis, attorney for the Applicant.  Thank 

you for holding this special meeting.  It has been a while since we were 

before you last Summer, but a lot has occurred since then.  In particular, in 

working very closely with the neighborhood group and Town Attorney 

Wood over the past 5 months, we have substantially modified and reduced 

the magnitude of the application.  So tonight I will bring you to date, with 

the intention, that after 7 years, we can finally move forward expeditiously 

to approval and perhaps a win-win result for the Applicant, the neighbors 

and the Town.   

2. On August 9th last year, we submitted our Addendum to our March 

2019 Expanded Environmental Assessment Report.  The 4-volume 2019 set 

had included all of our submissions and responses to public comment since 

the filing of the application in 2015 to that point.  The August volume 

completed the Record and public comment response from 2019 through your 

July 6th meeting.  On September 3rd, we submitted additional information 

requested by Mr. Subin regarding OASAS. 

3. Importantly, last August, the Applicant also terminated the easement 

over its affiliate’s adjoining property, which has been sold to third parties for 

single-family residential use, thereby eliminating a significant neighborhood 

concern. 

4. Thereafter, as reflected in my co-counsel, Mr. Grauer’s letter to you of 

January 19, based on extensive discussions with Mr. Wood and the 

neighbors, and their consultants, the Applicant has consented as conditions 

of approval to extremely broad mitigation measures and accommodations to 

the community, including the adjoining neighbors, with whom the Applicant 

and its landscape architect have met on several occasions.   

5. All of those measures and accommodations are set forth in Mr. 

Grauer’s January 19th letter, which most significantly include the 

Applicant’s principal concession to reduce the maximum number of patients 

in its application from 92 to only 49 at the outset and thereafter, upon the 

renewal of its special permit to 58, or such lesser maximum number as may 

be required by the licensing agency, OASAS.  That represents a reduction in 

the maximum number of patients to be allowed of at least 47% at the outset 

and 37% ultimately, with a commensurate reduction in staff and potential 

impacts 



2 
 

6. Among its other recent additional mitigative measures, the Applicant 

has substantially enhanced its landscaping plan with an immense evergreen 

tree hedge along the northern boundary, about 140 trees, 8-14 feet tall, 

utilizing berms in spots, to buffer the adjoining neighbors, and has also 

revised its lighting plan to further mitigate any impacts on those neighbors, 

all in extensive consultation with them. 

7. In addition, back in March 2019 we had provided you with a list of 

some 54 other stipulated mitigative conditions of approval, which have been 

enhanced by those set forth in Mr. Grauer’s recent letter, along with JMC’s 

analysis of the SEQRA criteria supporting the Board’s issuance of a 

Negative Declaration.  We re-submitted those items to Mr. Wood and the 

Board earlier this month for the Board’s convenience (and again yesterday). 

8. However, despite all of these fruitful cooperative efforts, we have 

received Mr. Schwartz’s January 24th letter, which we found most surprising 

and disappointing, in tone and content, given the very cooperative 

relationship the Applicant has established directly with the neighbors over 

the past 5 months, and the agreement we believed we had forged with them 

and still hope to positively conclude.  I believe Mr. Grauer’s January 25th 

submission amply addresses Mr. Schwartz’s letter, but suffice it to say, it 

contains many mischaracterizations and inaccurate statements.  Most 

importantly, as reflected in Mr. Grauer’s letter, we have already agreed, in 

some cases since the very beginning in 2015, to do most of the things he 

asks for, or have agreed now in response. 

9. Having practiced zoning law now for over 40 years, contrary to any 

claim of lack of transparency or failure to answer questions, I have never 

seen a longer or more substantial review process - or a more responsive and 

transparent Applicant.    

10. The fact that one may not like our answers, or that our answers do not 

support their narrative, does not mean that the answers are insufficient.   

11. Likewise, the fact that the Applicant may not have specifically 

answered each and every one of the hundreds of questions presented by the 

public - with more questions presented each time others are answered, in an 

unending process - does not mean the application is insufficient.   
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12. Moreover, the Board does not have the legal authority to engage in an 

intimate review of the Applicant’s internal business operations or the 

feasibility of its business.  Supervisor Becker himself recently pointed this 

out in his letter to the Editor regarding certain land use issues in Town, 

where he stated, “It is not in the purview of government to assess the need 

for or likelihood of success of private investments”.   

13. Accordingly, as requested in Mr. Grauer’s January 19th letter, we ask 

that the Board close the public hearing tonight and expeditiously adopt a 

Negative Declaration so that the Applicant may move forward before the 

Zoning Board for the one area variance from the State road frontage 

requirement, and thereafter return to this Board for the issuance of the 

special permit and site plan approval.   

14. We thank the Board for its consideration and courtesy throughout this 

incredibly long process and those neighbors as well, who have engaged in 

mutual efforts with the Applicant these past few months, whom we will 

continue to work with. 

15. With me tonight is Lucille Munz of JMC, our Landscape Architect, 

who has met with the adjoining neighbors and who will continue to work 

with them, if you have any questions on the revised landscaping plan. 

Thank you. 
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February 7, 2022 
 
Mr. Steven Laker 
Project Manager 
HUDSON RIDGE WELLNESS CENTER, INC. 
72 NORTH STATE ROAD #502 
BRIARCLIFF MANOR NY 10510 
 
RE: JMC Project 14088 

HUDSON EDUCATION AND WELLNESS 
 

Irrigation Requirements and Water Summary Proposed Planting for 2016 Quaker 
Ridge Road 

 
Dear Mr. Laker, 
 
Per you request and per the discussion at the Planning Board meeting on January 26, 2022, I 
have tried to summarize the water requirements and water solutions for the proposed 
plantings for the above noted project as follows: 
 

1) Proposed Plantings: 
a. Approximately 140 Trees (8’ – 10’ Height) average 
b. An 8’ – 10’ Height evergreen tree equals approx. a 4” caliper tree 

 
2) How much water is required for the proposed planting? 

a. Rule of thumb is 2 to 3 gallons of water per inch of trunk diameter 
b. 4” trunk average would range from 8 to 12 gallons of water per tree 
c. Newly planted trees require more frequent watering and should be watered at 

the time of planting and at the intervals noted below: 
• Week 1-2 after planting, water 1-2 days  
• Weeks 3-12 after planting, water every 2 to 3 days 
• After 12 weeks, water weekly for the first two growing seasons then 

on an as-needed basis for the first two years  
 
Weeks 1-2 (12) gallons per tree every 1 to 2 days = 3.5 days per week X 12 
gallons/tree = 42 gallons a week per tree X 140 trees = 5,880 gallons (say 6,000 
gallons) per week for the first two weeks. 
 
 



 

 
Weeks 3-12 (12) gallons per tree every 2 to 3 days = 2.3 days per week X 12 
gallons = 28 gallons a week per tree X 140 trees = 3,940 (say 4,000 gallons) per 
week for weeks 3-12. 
 
After 12 weeks (12) gallons per tree @ once a week = (1) X 12 gallons = 12 
gallons per tree per week X 140 trees = 1,680 gallons (say 2,000 galls) for the 
first two growing seasons or on an as-need basis for the first two years. 
 
For this calculation we have used the more conservative number of 12 gallons 
per tree per watering. 
 
 

3) How will the plantings be watered without using the existing well system? 
a. Water can be brought in from an outside source with the use of a portable 

water 1,000-gallon water trailer.   
• Weeks 1 to 2 = 6,000 gallons of water is required, which will require 

(6) trips with the water trailer per week. 
• Weeks 3-12 – 2,000 gallons of water is required, which will require (2) 

trips with the water trailer per week. 
 

4) A Water tank can be hauled with a ¾ ton or 1-ton pick-up truck (i.e. Ford 250 or 350 
Pick-up) How big is the water trailer?  See the picture below: 

 



 

 
5) How will the trees be watered?  We are proposing gator/water bags for each tree 

which delivers water via a trickle method to the root zone of each tree.  The bags are 
filled with hoses from the water truck.  We are proposing a 25-gallon Ooze Tree Water 
System per tree.  See below: 

 
 

 
 



 

Below is a link to the site which explain how the back works: 
 
https://www.forestrydistributing.com/ooze-tube-professional-tree-establishment-systems 
 
 

6) Another way to provide water for the landscaping is through rainwater harvesting.  In 
our area we use a 1” rainfall amount for our region per week.  A 1" Rainfall Amount 
converts to 1/2 gallon per s.f. so use (.623 gallons X s.f.) to get the rainfall amount per 
week 

 
 

 
 
In summary, you could utilize a combination of bringing in water with rainwater havesting to 
water all the proposed plant material. Keeping in mind that it is the first two growing seaons 
that are critical coupled with management during the first 2 to 3 years.  
Please do not hesitate to contact me if you have any questions or needed additional 
clarification. 
 
Sincerely, 
 
JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC 
 

Lucille S. Munz 
 
 
Lucille Munz, RLA, ASLA 
Senior Landscape Architect 
 
p:\2014\14088\admin\water and irrigation requirements.docx 

The approximate roof square 
footage for the site is 13,000 s.f. 

Therefore, the site could 
potentially harvest approximately 
8,000 gallons per 1” rainfall 
occurrence. 

 

https://www.forestrydistributing.com/ooze-tube-professional-tree-establishment-systems
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In regards to board member Kessler’s comments on the OASAS letter: 
 
Please see attached.   
 
The first letter was from 2016 along with a FedEx label.  This was submitted by us 
previously as part of our response to show communication with OASAS.   
 
At the January 26th special meeting before the planning board one board member, Steven 
Kessler, expressed concern and even insinuated that the 2016 letter was never sent by 
us.  Mr. Kessler even went on to state that he searched the FedEx label number and it 
provided no results so that furthered his suspicion as to if this letter was ever sent in 
2016.  Please find attached the stamped letter from OASAS that this letter was in fact 
received in 2016 by OASAS.   
 
Also, after speaking to FedEx they stated their system only keeps tracking records for 
approximately 90 days – certainly not 5 years.  So there is no possible way that Mr. 
Kessler’s investigative search would have returned any tracking results.   
 
While attorney Bob Davis pointed out to Mr. Kessler that this was not in his or the boards 
purview Kessler stated it demonstrates the applicant’s credibility or lack thereof if this 
letter was never sent in 2016 as he implied.   
 
To summarize:  In 2016 a neighbor contacted OASAS and stated we were operating a 
facility without a certification.  OASAS contacted us regarding same.  We responded to say 
we are not operating any facility at this time however we would be in contact in the 
future.  That was the initial correspondence.  Nothing nefarious as implied by Mr. Kessler.   
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OASAS Communication Timeline - Summarized 
 
July 2016  Received a letter from OASAS stating they were informed we were 

operating a facility and to let us know we needed certification to do so. 
  

We replied informing them we are not currently operating any facility but will 
be seeking certification. 

 
Feb 2019 Received another letter from OASAS stating they were informed we were 

housing patients and operating a program without certification. 
  

We replied informing them that the buildings are not in any condition to 
house anyone at this time and we are not operating any program but will 
seek certification.   

 
June 2019 Due to the Town’s question as to if we required OASAS certification we 

completed a Certification Questionnaire and sent a note to OASAS asking 
for their determination if we are required to be certified.   
They replied that services are not currently being provided but information 
on a proposed program was sent.  As such they provided information that 
defines the circumstances when an entity must obtain certification for 
operation but would not provide a determination.   

 
 
Additionally, there were further emails and phone calls asking OASAS for a determination.  
They maintained their stance that they would not provide a determination until the full 
process was completed.   
 
In summary, a specialty hospital is a permitted use with a special permit in an R-80 zone.  
A specialty hospital must also receive a variance from the state road frontage requirement.  
We have clearly stated and defended that our proposed use, once certified, would be 
considered a specialty hospital under Town code.   
 
If our specialty hospital use, based on the size and impacts described for years, and 
recently significantly reduced, does not receive a special permit AND a variance from the 
state road frontage then we cannot proceed and any efforts with OASAS certification 
would be a waste of resources.   
 
Our special permit and variance will be granted contingent upon it being an OASAS 
certified facility.  But if we don’t receive those items we can never apply for certification.  
Thus, we need the special permit and variance before we dive into the certification 
process.     
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Ralph G. Mastromonaco, PE PC Consulting Engineers 

RALPH G. MASTROMONACO, P.E., P.C. Civil / Site / Environmental    

Consulting Engineers www.rgmpepc.com 
13 Dove Court, Croton-on-Hudson, New York 10520  

Tel: (914) 271-4762   Fax: (914) 271-2820  
 

 

Project: Hudson Education and Wellness Center 

  Town of Cortlandt, NY 

 

Scope:  General Clarifications in Response to Site Plan Comments 

 

Date:  February 15, 2022 

 

 

The following responds to comments from the lay public and others regarding this project that 

were received lately. 

 

1. Stormwater Management Plan 

 

The proposed reduction in the number of patient beds will allow a reduction in the total length of 

septic fields.  This reduction will also reduce the amount of site disturbance such that the total 

disturbance will be less than 1 acre.  As a result, in this case, there are no extra requirements 

for post-construction stormwater treatment.  However, the Site Plan does include a permanent 

NYSDEC Rain Garden for stormwater treatment for the portion of the site where the primary 

septic system is located.  Additional treatment devices would be used if the tennis court and 

swimming pool are constructed. 

 

2. Photometric Plan - Lighting 

 

The applicant has agreed that all outdoor, free-standing lights will be low-wattage, about 4 feet 

tall, and will be activated on a timer with some lights being activated by proximity detectors.  The 

Photometric Plan will reflect these changes in the upcoming submission.  Floodlights located on 

buildings will be used only for purposes of security and will not be left in the “on” position. 

 

3. Heating, Ventilation and Air-Conditioning Systems 

 

The building will be heated and cooled using conventional systems that require electricity and oil 

for heating.  As noted the larger generator will be isolated within the basement of the Main 

building and will serve that building alone. 

 

A secondary emergency generator will serve to operate the small pumps used in the septic 

system.  This generator will be located at the easterly side of the Main building near the exterior 

wall.  The secondary generator will be a low power system with muffled exhaust and will operate 

by propane.  The secondary generator will only operate during power outages and occasionally 

for servicing.  The generator would run several, small 1/3 horsepower motors. This generator 

will produce about 7.5 kilowatts, which is generally the size of a residential air-conditioner. 
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The sound level of these generators, at 23 feet is about 66 decibels.  This can be compared to a 

residential washing machine that produces about 70 decibels.  Accordingly, there should be no 

noise impacts to off-site properties. 

 
The remaining outer buildings will be serviced by individual generators, similar to the secondary 

generator noted, and will be placed at the side of the existing buildings away from the 

neighboring homes. 

 
Fuel delivery includes both oil and propane.  The site is anticipated to use about 100 gallons per 

day of fuel oil in the winter months for heating and hot water.  Generally, oil deliveries would be 

once every two to three weeks during the winter heating months.  A 2000 gallon tank is to be 

located in the basement of the Main building.  If the applicant installs a larger fuel storage tank, 

the delivery times would be reduced even further.  In general, it takes about 15-30 minutes per 

location to fill the fuel tanks and there should be little or no impact on the neighborhood from this 

delivery traffic. 

 

Propane fuel will be delivered as needed based on emergency use of the generator and may be 

twice annually. 

 

4. Construction Scheduling 

 

The work to rehabilitate the buildings will be generally indoors and should not impact the 

neighborhood.  The applicant will comply with any local work ordinances as to the time of day or 

relevant noise ordinances. 

 

5. Indian Brook Watershed 

 

There is relatively little proposed development within the Indian Brook watershed.  The primary 

septic system that is now reduced in size due to the reduction from 92 to 58 beds would not 

need to be installed within the Indian Brook watershed.  The work within the Indian Brook 

watershed is merely the increased width of the driveway to accommodate some new parking. 

 

6. Septic Systems 

 

The proposed septic system for Hudson Wellness should not be compared to a residential 

septic system.  A detailed report was filed with the Town, dated March 20, 2019, indicating the 

state-of-the-art treatment processes that will be employed in this case.  The Health Department 

has concluded the system is appropriate and has given its approval as well as New York State 

DEC in their SPDES approval.  The report entitled, “Extraordinary Wastewater Treatment 

Processes at the HEWC Site,” is attached. 

 

There are about 300 houses in the 768 acre Indian Brook watershed.  At an average of 3 

bedrooms per house, the design flow for the current septic disposal would be about 180,000 

gallons per day.  The design flow of the Hudson Wellness project currently, shown as being in 

the partially watershed would be 3% of the total load.  The loading to the watershed will be zero 

(0) percent based on the proposed, reduced-bed Site Plan. 
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Further, the average density in the watershed is about 2.5 acres per house and this density 

would compare with the estimated potential of 20 or so houses on the full 45 acres of the 

Hudson Wellness project.  Accordingly, the project would be within scale of the area when 

considering septic disposal loads. 

 

Even if the original portion of the septic system were to remain within the watershed, it is a well-

known fact in the industry that treatment of septic discharges by the sub-soil would remove 

nearly all of the pathogens within a few feet of the system.  The Indian Brook reservoir is 3200 

feet from the site, therefore, no impact would be expected in that case. 

 

The Health Department was explicit in their approval of the septic system, stating that it “can be 

constructed consistent with standards and should not contravene groundwater standards”. 

 

7. Water Usage Comparison to Single Family Homes 

 

The Hudson Wellness water usage was estimated using an accepted “rule-of-thumb” of 110 

gallons per bed.  The accepted "rule-of-thumb" for a single-family, four-bedroom house is 200 

gallons per day per bedroom.  Therefore, septic systems for the comparable 20 houses, on at 

least 40 to 45 acres by the “rule-of-thumb” standard, would be designed for at least 16,000 

gallons per day, which is far greater than the estimate for the Hudson Wellness project. 

 

Further, Hudson Wellness will not use well-water for irrigation, a restriction that should be 

compared to the single-family home alternate.  Single family homes may conceivably use 200 

gallons per day per home, or more, during the growing season. 

 

Also, it should be noted that the Hudson Wellness project will be subject to a restrictive well 

monitoring program though single-family homes can pump unlimited amounts of water from their 

wells without such a restriction. 

 

 

 

 

Submitted by: 

 
Ralph G. Mastromonaco, PE 

 

Attach: 3/20/2019 Report 
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Extraordinary Wastewater Treatment Processes at the HEWC Site 
 
Hudson Wellness and Education Center 
Quaker Ridge Road, Town of Cortlandt, New York 
 
March 20, 2019 
 
The proposed wastewater disposal system for the project has the approval of the Westchester 
County Department of Health and a (SPDES) discharge permit from the Department of 
Environmental Conservation. 
 
The proposed system is unique in that there are several important features that greatly enhance 
the reliability of the treatment process, far above that of a typical septic system.  These 
additional or supplemental features were not required by any agency and were voluntarily 
provided by the applicant at its expense.  These are described as follows: 
 
1. Galley Disposal Chambers:  Instead of small pipes as found in typical septic systems, 
the HEWC plant uses 2100 linear feet of 4 x 4 x 4 foot concrete chambers to store and distribute 
the treated wastewater.  The storage volume of the chambers is about 250,000 gallons which is 
significantly more than the few thousand gallons of storage if this had been designed as a 
conventional septic system.  Further, for context when compared to the daily flow of about 
12,400 gallons per day, the raw storage in the subsurface system is equivalent to 20 days of 
wastewater flow.  This is a significant advantage to regulating the diurnal peaks of flow. 
 
2. Electrical Generation:  The proposed wastewater system will have a dedicated 
automatically operated electrical generator to handle any power outages. 
 
3. Recirculating Gravel Filter (RSF): 
 
Completely distinct from a typical septic system, the HEWC system will use an RSF to further 
polish and treat the effluent from the septic tanks, thereby reducing BOD, Total Suspended Solids 
and other parameters of the effluent prior to discharge to the subsurface soil layers. 
 
The US EPA lists various results from installed RSF’s as indicated herein.  Large reductions were 
measured in BOD, TSS, TKN, TN and Fecal Coliform. 
 
From U.S. Environmental Protection Agency under Assistance Agreement No. CX824652: 
 

The recirculating sand filter (RSF) concept was introduced in the late 1960s and 
early 1970s by Hines and Favreau, public health engineers from Illinois who were 
experimenting with sand filter designs.  An RSF system is a modified version of 
the old-fashioned, single-pass open sand filter.  It was designed to alleviate the 
odor problems associated with open sand filters.  The noxious odors were 
eliminated through recirculation, which increases the oxygen content in the 
effluent that is distributed on the filter bed. 
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This system has the advantages, as follows: 
 
1. RSFs provide a very good effluent quality with over 95% removal of biochemical 

oxygen demand (BOD) and total suspended solids (TSS). 
2. The treatment capacity can be expanded through modular design. 
3. RSFs are effective in applications with high levels of BOD. 
4. RSFs are easily accessible for monitoring and do not require a lot of skill to maintain. 
5. A significant reduction in the nitrogen level is achieved. 
6. If sand is not feasible, other suitable media could be substituted that may be found 

locally. 
7. No chemicals are required. 

 
The RSF operates by continually contacting the biological substrate that covers the gravel.  This 
promotes growth on the gravel surface that oxidizes a portion of the particulate mass in the flow. 
 
The recirculated flow is fed to the gravel filter composed of 3 feet of ¾” gravel.  The filter tank is 
830 square feet of surface area equivalent to a hydraulic loading of 15 gpd per square foot of the 
forward flow (9 gpm).  The combined daily loadings are three times the hydraulic loading and will 
be about 45 gpd per square foot.  The openings in the gravel amount to about 332 square feet 
and the flow will not be impeded by the recirculated flow. 
 
The filter is in four compartments of 210 square feet each to allow for maintenance while the 
system continues to operate.  A solid wall separates each system.  The base of the system is 
concrete such that no flow exfiltrates. 
 
Four inch diameter slotted underdrains allow the filtrate to flow by gravity back to the recirculation 
tank.  The inflow is distributed to the gravel beds in a manifold of 2” PVC pipes arranged to 
distribute the flow evenly over the bed. 
 
The covers for the bed are to be removable concrete slabs with two manhole openings in each 
compartment to allow inspection and maintenance of the gravel and piping. 
 
An overflow pipe is provided to prevent a build-up of flow beyond 6 inches for which an alarm is 
provided to the control panel in the main building.  The overflow may also be visibly monitored to 
detect clogging.  The overflow is directed to enter the head end of the septic system using 4” 
diameter PVC piping. 
 
The new system will be a major environmental improvement compared to the site’s current 
septic system since the new system is fully removed from the 100 foot wetland buffer and 
replaces a very old system. 
 
In summary, the proposed HEWC treatment plant will be well beyond the state of the art for an 
on-site wastewater disposal system in regards to treatment efficiency and reliability. 
 
 
Submitted by: 

 
Ralph G. Mastromonaco 
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February 14, 2022 

 

Honorable Loretta Taylor 

Town of Cortlandt Planning Board 

Town Hall 

1 Heady Street 

Cortlandt Manor, NY 10567  

 

RE: JMC Project 14088 

Proposed Specialty Hospital 
 2016 Quaker Ridge 

 Town of Cortlandt, New York 

 

Dear Honorable Chairperson Taylor: 

 

This letter has been prepared to address comments contained in two different letters, one from 

Zarin & Steinmetz, dated February 7, 2022 and the other from The Chazen Companies, dated 

August 21, 2021 regarding “Hudson Ridge Wellness Center, Inc. Case No. 6-15, CRHISD’s 

Comments on Responses to Public Hearing Comments”. 

 

1. Zarin & Steinmetz Letter, dated February 7, 2022 

 

Comment No. 6 

 

How many staff would arrive and depart at each shift? 

 

Response No. 6 

 

The staff arrivals and departures for each shift are shown on the attached Table S1, revised 

2/14/2022.  The table shows trips with and without the use of the proposed shuttle vans, thus 

quantifying the reductions in trips with the shuttle vans. It is not expected at this time that the 

shuttle vans will be transporting staff to the site at 10:00 PM or from the site at 6:00 AM in 

association with the potential use of the FDR Park since there is not overnight parking at the park.  

While not reflected on the table, shuttle van service may be provided for staff to and from other 

locations.  The revised table reflects the reduction of staff anticipated as a result of the Applicant 

recently committing to reducing the proposed project from 92 beds to 56 beds. 

 

Comment No. 7 

 

What are the details of the shuttle program (which purportedly would be used to mitigate traffic and 
community character impacts)? 
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Response No. 7 

 

The details of the shuttle program have been described and addressed in several submissions, most 

recently on pages 7, 8 and 12 of the August 2021 Addendum to March 2019 Consolidated 

Expanded Environmental Assessment Report. 

 

Comment No. 8 

 

Applicant must update Table Sl, entitled "Number of Employees Entering/Exiting the Site by Shift." 

 

Response No. 8 

 

See Response 6. 

 

Comment No. 9 
 

What off-site location would be used for shuttle pick-up/drop-off? Is there a guarantee that parking spaces 

would always be available at such location(s)? 

 

Response No. 9 

 

The Applicant has had discussions regarding the use of the FDR Park, and is also expected to utilize 

other locations such as bus stops and the train station. As previously stated, the Applicant will 

modify the locations in the future as may be necessary, and the use of the shuttle vans is an integral 

component of the proposed Transportation Management Plan, which the Applicant prepared in 

concert with the Town traffic consultant Provident Design Engineering. 

 

Comment No. 17 

 

CRHISD's Supplemental Traffic Report, prepared by Bernard Adler, P.E., of The Chazen Companies, dated 

August 23, 2021, has not been adequately addressed. 

 

Response No. 17 

 

While it is the Applicant’s opinion that the substantive aspects of comments made by Chazen were 

sufficiently addressed in the August 2021 Addendum to March 2019 Consolidated Expanded 

Environmental Assessment Report. 

 

Comment No. 21 

 

Submit all back-up information about the bicycle and pedestrian counts conducted along Quaker Ridge 

Road for 2 days in April 2021, for a 3-hour period each. 

 

Response No. 21 

 
The traffic information shown for the six hours counted by JMC in April 2021 is provided in Table 

B on page 13 of the August 2021 Addendum to March 2019 Consolidated Expanded Environmental 
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Assessment Report, as well as in Table B on page 12 of the Planning Board PowerPoint 

presentation included as Appendix 47 of the August 2021 Addendum. 

 

Comment No. 22 

 

How many truck deliveries are expected each week ( e.g., food, laundry, fuel, medical-waste disposal, 

supplies, packages, etc.), and how does the Applicant arrive at its number? The Applicant has not 

substantiated its estimate of only 5-6 truck trips per week. 

 

Response No. 22 

 

In addition to the 5-6 delivery trucks mentioned in the comment, the previous submissions have 

discussed truck trips expected by the USPS, UPS and FedEx, which typically operate in the vicinity 

of the site. 

  
2. The Chazen Companies Letter, dated August 23, 2021 

 

Comment No. 1 

 

Quaker Ridge Road Roadway Width 

 

An inaccurate pavement measurement of Quaker Ridge Road presents a safety concern. 

 

Based on visual measurements, we noted that the dimensions of Quaker Ridge Road amounted to 

approximately 18.5 feet. Accordingly, we recommended that a machine survey be performed to accurately 

measure the roadway. The Applicant's response is that the roadway generally has a width of 20 feet. (Page 

3 of 22, Appendix 47). A machine survey was not used to verify this measurement as we had requested. 

The Applicant further offers that vegetation and overgrowth attribute to the apparent narrowing of the 

roadway. A major concern with this statement is that even with an initial cleaning of the overgrowth, the 

overgrowth will continually recur within the width of the roadway and will appear narrower. Further, my 

measurements in the field indicated that the roadway width was less than 20 feet as measured between 

edge-of-pavement lines, not as a result of overgrowth. 

 

Accordingly, the motorists, pedestrians, and cyclists who use the roadway will tend to move closer to the 

center of the roadway leading to a potential safety concern and accident potential. The Applicant should be 

required to measure the width of the roadway pavement using verifiable survey equipment to ensure that 

Quaker Ridge Road would always contain sufficient pavement for all traffic movements to occur in a safe 

manner. 

 

Response No. 1 

 

The existing roadway dimensions shown on drawings submitted to the Town were field measured 

by the project Professional Land Surveyor, utilizing standard professional surveying equipment.  As 

discussed in previous submissions, minor widening to 20 feet is proposed in the relatively short 

sections of the roadway in areas with less than 20 feet as required by the Town traffic consultant, 
Provident Design Engineering.   
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Comment No. 2 

 

Dated Traffic Volume Data 

 

Our second comment related to the traffic volume data collected in 2014. It is outdated. 

 

In response, the Applicant re-installed Automatic Traffic Recorders (ATRs) in April 2021. (Page 11 of 22, 

Appendix 47). However, while new data may have been collected, only spot reporting of the volumes was 

made. This is not how traffic volumes are normally reported, because it only provides a partial picture. 

There was no reporting of Annual Daily Traffic for a weekday and a weekend day, no mention of the 

number of trucks on the roadway and no discussion of travel speed on Quaker Ridge Road, all of which we 

requested and is typically done, and which would have been available as a product of the ATR data 

collection process. None of this backup data was provided. 

 

This information is of critical importance to the Planning Board as Lead Agency and the residents along 
Quaker Ridge Road to provide a full understanding of the characteristics of travel on the roadway. We need 

to see the data, not just the Applicant's partial conclusion.  

 

Response No. 2 

 

All data previously requested by the Town traffic consultant, Provident Design Group, was 

previously submitted.  The updated 2021 traffic counts confirmed that the most recent peak hour 

traffic volumes were similar to the 2017 and 2014 data previously reviewed by the Town traffic 

consultant, as discussed and shown on pages 11 and 12 of the August 2021 Addendum. 

 

Comment No. 3 

 

Trip Generation 

 

We noted in our prior letter that the independent parameter from which trips are to be generated for the 

instant application was based on the land-use characteristics of a Nursing Home. 

 

The Addendum just submitted by the Applicant notes that traffic counts were conducted at a "similar 

facility." {Page 13 of 22, Appendix 47). Interestingly, if similar data was available, why wasn't it used to 

accurately predict trip generation from this proposed facility? 

 

The Applicant ignored our comment that a Land-Use Code 610 - Hospital, would have been appropriate. A 

"Sensitivity Study" should have been performed to determine what the trip generation impacts would be 

using that land-use code and is considered more appropriate for SEQRA purposes. The projections using a 

Nursing Home land use are overly liberal. Further, the use of a minimalistic trip-generating nursing home, 

upon which additional credits are shown with the use of a shuttle, presents an overly optimistic and least-

possible anticipated number of trips to be generated. SEQRA is supposed to study worst case scenario. 

 

Response No. 3 

 
The previous traffic projections were not projected based on a nursing home land use, as suggested 

in the comment.  The use of credits for shuttle van trip reductions, as suggested in the comment, 
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were not applied to the intersection capacity analyses computed for the area intersections.  Thus, 

the worst case scenario was considered.  Previous trip generation projections were reviewed in 

detail by the Town traffic consultant, Provident Design Group. The recent reduction of the project 

from 92 beds to 56 beds will result in a further reduction in staff for the four shifts, as shown on 

the attached Table S1, Revised 2/14/2022.  As discussed extensively in earlier submissions, the 

proposed shift changes are out of phase with the peak operating hours of the analyzed 

intersections and the project will not have a significant impact on the intersection operations, even 

if the shifts were concurrent with the roadway peak hours. 

 

Comment No. 4 

 

The amount of anticipated truck trips appears to still be grossly underestimated. The Applicant has not 

substantiated its conclusion that there would only be 5-6 truck trips per week for this 92-bed facility. 

 

These anticipated deliveries would include deliveries of food supplies to feed all 92 patients 3 meals a day, 
laundry services, fuel deliveries, medical-waste disposal, and usual over-the-road carriers such as Amazon, 

UPS and other suppliers. The Applicant merely states that the "truck activity is based on discussions with a 

consultant experienced in the operation of numerous facilities" (Response #4, page 13 of 22, Appendix 47) 

This is a vague attempt to verify the assertions without noting the consultants name, his/her credentials to 

make such assertions, and, most importantly, the quantitative data to back it up. It seems highly unlikely 

that all deliveries for a facility of this scale will be limited to 5 to 6 trucks per week. 

 

Response No. 4 

 

The comment does not correctly recognize that the previous submissions mention that there 

would be additional trips, in addition to the 5-6 delivery trucks, which would be made by USPS, 

UPS and FedEx trucks typically driving along the area roadways regardless of the proposed use.  

The recent reduction of the proposed project from 92 beds to 56 beds would be expected to have 

an associated reduction in deliveries. 

 

Comment No. 5 

 

Credit Taken for Shuttle Usage 

 

While it is recognized that the use of a shuttle service may work in certain situations, our request was to 

show an example of how a shuttle has been used successfully for this type of facility as a way to reduce 

vehicular trips. This request was ignored with a statement that the shuttle service will be monitored 

(Response #5, page 14 of 22, Appendix 47). The issue is, of course, if the monitoring shows that the 

shuttle service is not being used, it would be too late to make any corrections to the plan. Additionally, while 

Level-of-Service calculations may not have used the credit for shuttle services, Table Sl (attached) as 

presented by the Applicant to the Zoning Board certainly gives the impression of dramatic reductions in the 

number of trips generated by the facility. But, again, if this does not come to fruition, the actual number of 

trips will be greater. This could affect character of the roadway, even if not a Level-of-Service impact. 

 

Response No. 5 
 

The use of the shuttle vans would be a Condition of the Site Plan Approval. 
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Comment No. 6 

 

Staging for Shuttle Services. 

 

We raised a concern about whether the staging of vehicles for the shuttle trip at a park and ride lot at the 

FDR park with access from the Taconic State Parkway is viable. Park and ride lots are typically open to the 

public on a first-come, first-serve basis. The Applicant has not provided information about the lot in terms of 

the number of spaces in the lot and whether there are spaces actually available on a daily basis based on 

usage. Further, even if the lot currently has spaces available, there is no guarantee that the lot will not 

become full in the future. Accordingly, in order to claim use of the lot for SEQRA purposes, it would be 

necessary to show that permits are available and the necessary number of spaces in the lot can be 

guaranteed for staff of the Specialty Hospital. The answer is once again vague and unresponsive. The use 

of "another facility or other public transportation hubs" (Response #6, page 15 of 22, Appendix 47), is 

simply not a viable answer without clear designations of where they are, whether they can accommodate 
the specific number of workers and shuttle vehicles and whether they are logistically viable for the use 

proposed. 

 

Response No. 6 

 

See above responses. 

 

Comment No. 7 

 

Location of the Facility on a Major Roadway 

 

Just because one example is shown of a facility located on a similar road, doesn't eliminate the importance 

of a facility being located on or immediately near a major roadway such as a State or County Highway. In 

response to concerns raised about ambulance trips, the applicant states that the facility is not targeted to 

"the elderly and infirm" and that they "were not able to locate data related to the type and number of 

medical emergencies for a residential program facility."(Response# 14, Page 10). The proposed facility will 

be treating conditions wherein urgent care can become crucial even if it's not at the level of a general 

hospital. It is highly recommended that a facility such as that proposed be located on a major highway 

where ambulance care can be provided on a more reliable basis than on a roadway such as Quaker Ridge 

Road. This is at least one of the reasons why the Town Code requires this type of facility to be located on a 

State Road. 

 

Response No. 7 

 

The comment has been previously addressed. 

 

Comment No. 8 

 

Turning-Template for Emergency Vehicles 

 
It is understood that the Applicant's site engineer met with the Fire Chief of Croton-on-Hudson. However, it 

is highly recommended that Fire Department sign off on the proposed k-turn maneuver and that the 
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Applicant's site engineer carefully dimension the internal roadway showing the components of the 

hammerhead for consent by the Fire Department. This should be done during the SEQRA process. 

 

Response No. 8 

 

It is the Applicant’s opinion that any additional minor coordination with the Fire Department 

should not be required during the SEQRA process. 

 

 

 

 

Sincerely, 

 

JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC 

 

Richard J. Pearson 
 

Richard J. Pearson, PE, PTOE  

Sr. Associate Principal 
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Shift Number

Entering Exiting Entering Exiting Entering Exiting Entering Exiting Entering Exiting Entering Exiting

Number of 
Entering/Exiting 

Employees
16 11 17 6 7 17 9 9 2 6 

Less:  Number of 
Employees Using 

Shuttle Van
(16) 0 (8) (6) (7) (8) 0 (9) 0 (6)

Plus: Two Van Trips 2 0 2 2 2 2 0 2 0 2 

Net Number of Vehicle 
Trips 2 11 11 2 2 11 9 2 2 2 

Number of Employees Entering/Exiting the Site by Shift

Table S1

Shift Start Time

1A / Nursing 1 1B (Entering) Nursing 2 3

6:00 AM 9:00 AM 6:00 PM 10:00 PM

1B (Exiting)

5:00 PM

2

2:00 PM

P:\2014\14088\ADMIN\TRAFFIC\14088-Employee Shifts_2022-02-14.xlsx; Employee Shifts
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List of Stipulated Conditions for Conditional Negative Declaration for Proposed 

Specialty Hospital  

2016 Quaker Ridge Road 

Town of Cortlandt, NY 

Revised 03/14/2019 

 

The following is a list of voluntary conditions that the Applicant has included in its application and 

to which the Applicant stipulates as conditions of its proposed Conditional Negative Declaration 

and any Approval Resolution. 
 

A. Traffic Management Plan 

 

1. The staff will not exceed 86 total staff spread over four shifts. 

 

2. Employee work schedules will be established to minimize any traffic impacts by scheduling 

the staff arrival / departure times outside of the existing peak hours along the area 

roadways.  The shifts are proposed as follows: 

 

Shift 1 (6:00 AM – 2:00 PM)  

Shift 1A (9:00 AM – 5:00 PM)  

Shift 2 (2:00 PM – 10:00 PM)  

Shift 3 (10:00 PM – 6:00 AM)  

 

3. The Specialty Hospital, when fully operational, will have 92 patients maximum and a total of 

37 employees on the largest combined shift (19 on the 6:00am-2:00pm Shift 1, and 18 on 

the overlapping 9:00am-5:00pm Shift 1A).   

 

4. The Applicant will monitor the parking utilization of the site biannually and provide a report 

to the Department of Technical Services until two years subsequent to the full occupancy of 

the facility, and will construct additional spaces beyond the 65 to be provided in the unlikely 

event the existing spaces are 90% occupied during the monitoring studies, subject to 

amended site plan approved by the Planning Board. 

 

5. Snow removal and lawn and yard maintenance will be done by on-site staff, and yard waste 

will be recycled/mulched on the site, so no truck traffic will be necessary. 

 

6. Two shuttle vans will be provided, for required use by a substantial portion of the 

employees, primarily lower level non-professional employees, who will be shuttled to and 

from several transit hub locations outside the immediate area, including, but not limited to 
the FDR Park park and ride lot, the Croton Harmon train station or other stations on the 

Harlem line such as White Plains, and  the vans will also transport clients for pick-up from 
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and drop-off at their home, train station, or bus stops as necessary and to be determined, 

or other locations as may be required.  

 

7. Delivery vehicles will be directed to access the property from NY 9A and US 9 and travel 

through Crotonville via Old Albany Post Road to Quaker Bridge Road to Quaker Ridge 

Road.  Old Albany Post Road, Quaker Bridge Road, and Glendale Road have weight 

restrictions for vehicles over 5 tons, except for local deliveries, which therefore do not 

preclude trucks associated with the site from using the roadways.  The delivery vehicle 

drivers will be directed to not travel along the Quaker Bridge Road one-lane bridge over 

the Croton River. 

 

8. No tractor trailers will be permitted to make deliveries to the hospital. 

 

9. No deliveries by 3rd party service providers, such as deliveries of food/perishables, 

pharmacy, paper/office supplies, garbage collection, laundry, etc., will occur on weekends. 
 

10. The Applicant will monitor the use of the security gate and the gate will be open from 6:00 

AM to 8:00 PM to prevent any queuing from the driveway within the Town right of way. 

 

11. An intercom will be provided for communication between an occasional approaching driver 

between 8:00 PM and 6:00 AM, including emergency vehicles, and on-site personnel so that 

the gate can be opened.  If there were to be a known emergency such as a fire, the gate 

would be opened by staff and remain open during the event. 

 

12. The Applicant will monitor traffic volumes when the patient occupancy reaches 75 percent 

and for 2 years after 75 percent occupancy, to compare actual future volumes to the 

projected volumes.  Automatic Traffic Recorders (ATR) will record 24 hour directional 

volumes along the site access driveway (entering and exiting) as well as along Quaker Ridge 

Road northbound and southbound, both north and south of the site access driveway.  The 

details of the traffic monitoring protocol will be coordinated with the Town staff and traffic 

consultant. 

 

13. The Applicant shall adhere to the conditions of the Applicant’s Transportation Management 

Plan. 

 

B. Well Monitoring Plan 

 

14. The applicant volunteered to conduct an offsite water supply well monitoring plan to 

document if concurrently pumping the two new HRWC wells at conservatively twice the 

average water demand of the project for three days would have any impact on offsite 

neighboring wells.  The Applicant canvassed 67 homes, as required and approved by Town 

staff and Town Board, within 1,500 feet of the new HRWC wells, and 18 signed permission 

slip were received.  Two of these were found to have inaccessible wells, with the Applicant 

agreeing to include the remaining 16 in the monitoring program.   

 
Based on the fact that some drawdown effects were observed in two of the sixteen 

monitored wells, although after the pumping test was ended the water levels in the 
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impacted offsite wells recovered to pre-test conditions, and the actual usage conditions are 

not expected to significantly affect these wells, the two homeowners will be solicited to 

participate in the following offsite well monitoring program.   

 

15. The Applicant is offering to conduct an offsite well monitoring program of up to six 

neighboring wells as the Specialty Hospital becomes operational.  The well monitoring 

program would start three to six months before the certificate of occupancy is issued and 

continue for up to two years after 75 percent of full occupancy of the Specialty Hospital 

occurs.  The duration of the monitoring plan may be extended, at the discretion of the 

Town, if offsite impacts are observed.  Pressure transducer data loggers would be set in 

select offsite and onsite pumping wells to document long term trends in groundwater table 

fluctuations related to onsite pumping and water use.  A semi-annual hydrogeologic report 

of pumping volumes and onsite and offsite groundwater levels would be provided to the 

Town for review.  After it is confirmed that onsite pumping is sustainable and is not 

adversely impacting existing offsite wells, the program and reporting would be terminated.  
If long-term monitoring were to unexpectedly demonstrate any significant interference from 

the proposed Specialty Hospital wells, mitigation options (including but not limited to, 

lowering the homeowner pump or deepening their well) would be evaluated and 

implemented. 

 

C. Clients 

 

16. The hospital’s clients are not permitted to have vehicles on site or use vehicles during their 

stay. 

 

17. Prior to admittance, all clients shall undergo background checks using a professional 

background check organization, and no one with a known/identified serious psychiatric or 

violent history will be accepted for admission. 

 

18. All clients will be pre-tested to be sure they are not using illegal addictive drugs and/or 

alcohol before they are permitted admission. 

 

19. All clients will have either already completed detoxification elsewhere or do not require it. 

 

20. No one under the age of 21 will be admitted to the hospital. 

 

21. All clients will stay at the hospital throughout the full course of their treatment program. 

 

22. No clients will be permitted to leave the property during their stay. 

 

23. No alcohol, recreational drugs, or unmonitored medications will be permitted. 

 

24.  The hospital will be private pay for all clients, with private insurance plans accepted, but 

not government assistance programs.  HEWC will not accept client referrals from the penal 

system. 
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D. Operations 

 

25. Lights out for the clients is at 10:30 PM. 

 

26. There will be no outpatient treatment or emergency room.   

 

27. Patient census is limited to 92 persons, and staff is limited to 86 persons. 

 

28. There will be no outdoor dining, and the residents will have no individual kitchen facilities. 

 

29. There will be no onsite pharmacy at HEWC, as no medications for the treatment of 

addictions will be utilized or stored onsite. Onsite medications would include only patient 

personal medication prescribed to them by their personal physician(s) and brought into the 

hospital with them at admission (i.e. personal prescribed medications for patient’s high 
blood pressure, epilepsy, diabetes, etc.). These personal medications will be inventoried and 

securely stored in the main facility by HEWC medical staff for self-administration when 

needed by the client.  Clients will be encouraged to bring a 30 to 45 day supply of their own 

medications at admission.  The HEWC medical director will evaluate and approve the need 

for continuing of these personal medications at admission, and prescribe as needed when 

patient’s personal medication supply runs low/out. 

 

30. 24/7 on-site security will be provided.  The security staff will not be armed with weapons of 

any type. 

 

31. A private trash carter will be used.   

 

32. Recycling will be performed in accordance with Westchester County requirements, and be 

picked up the private carter. 

 

33. The only medical waste to be generated by the program will be limited to items such as 

medical “sharps” including needles for treatment of clients with diabetes and lancets to test 

client’s blood sugar levels, when needed. All medical waste, if any, will be handled by a 

private medical waste disposal contractor, and be disposed of in accordance with all 

pertinent medical waste disposal regulations.  The very small quantity of this type of medical 

waste that will be generated is such that it is anticipated that only a quarterly annual pick-up 

by the medical waste vendor is anticipated.    

 

34. No irrigation system is to be used on the property.  The landscaping will be hand-watered 

by a manually carried hose only as necessary as determined by an inspection of the 

landscaping, and only that landscaping requiring watering will be watered. 

 

35. No deliveries by 3rd party service providers, such as deliveries of food/perishables, 

pharmacy, paper/office supplies, garbage collection, laundry, etc., will occur on weekends. 

 
36. No laundry will be processed on-site but will be contracted to an outside laundry service. 
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37. Proposed site lighting, where required, will be shielded to prevent lighting spreading onto 

adjoining private properties. 

 

38. There will be designated smoking areas for both clients, family members and staff located 

outside adjacent to Building #1 (the main treatment building) and Building #7, which are 

both situated in the central portion of the property.  Smoking will be limited to the 

southern side of each building, which is facing away from the northerly property line and 

neighboring properties along that boundary. 

 

39. The outdoor area for any individual training program by a trainer or other outdoor exercise 

activity weather permitting would be situated at and limited to the rear (south) area 

adjacent to Building #1, which is facing away from the northerly property line.  There will 

be no swimming pool, tennis courts, or other recreational facilities.    

 

40. There will be no outdoor speakers or music. 
 

41. A small generator for the emergency operation of the septic system pumps is to be located 

near the Main building as shown on the septic system plans.  The separate emergency 

generator for the hospital services will be inside the building. 

 

42. The Applicant will submit monthly operation reports of the project’s water usage to the 

Westchester County Department of Health (WCDH) and to the Town. 

 

43. The hospital will obtain required certification from (and undergo regular inspections by) the 

NYS Office of Alcohol and Substance Abuse Services (OASAS). 

 

44. The Specialty Hospital is subject to WCHD approval for it septic and water supply systems-

which it has obtained. 

 

45. The Applicant will also provide appropriate municipal authorities with a staffed 24-hour 

access line. 

 

E. Visitors 

 

46. There will generally be no visitors.  Family weekends will be scheduled for only one day 

every weekend for family member visitation, family education and group counseling. These 

family weekends will be staggered, so as the facility approaches and reaches full capacity, 

only one quarter of the client population will have their family weekend each weekend of 

the month.   

 

F. Community Outreach 

 

47. Preferences for admission to the facility will be given to residents of Cortlandt, and they will 

be afforded reduced fees on a sliding scale base on income, augmented by their private 

insurance. 
 

48. Full scholarships will be awarded each year to two Cortlandt residents. 
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49. The Applicant will actively participate in community outreach with relevant community and 

school programs, such as Cortlandt’s DARE program and both the Cortlandt and Croton 

Community Coalitions, by providing expert speakers and programs free of charge, and will 

work with the Town as requested to combat the problem of substance use disorder. 

 

50. The Applicant will designate a neighborhood/community liaison on its staff, who will among 

other duties, invite neighborhood representatives to open meetings no less than twice a 

year to keep them apprised of its operations and to address any questions or concerns 

from the neighbors.  That person will also be available to call at any time if there is ever a 

more immediate matter to address.  

 

G. Site Development 

 

51. Only existing buildings will be used, there will be no construction of new buildings or 
exterior building additions, as depicted on Ralph G. Mastromonaco, PE, PC drawing “Site 

Plan/Grading Plan/Tree Plan”. 

 

52. There will be no disturbance to wetlands or wetland buffers, as depicted on Ralph G. 

Mastromonaco, PE, PC drawing “Site Plan/Proposed Disturbance Plan”. 

 

53. The existing approximately 75% open space of the 20.8 acre property will be kept intact. 

 

54. The 27.8 acre adjoining property to the south, owned by an affiliate company, will not be 

developed and will serve to provide a substantial additional buffer while the hospital use is 

in effect and a restrictive covenant so provided. 

 

 

 

Note 

 

The Applicant will otherwise adhere to all representations made in its documents submitted 

to the Town, including responses to public comments, subject to any modifications resulting 

from further proceedings before the Town’s Boards. 
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PROPOSED SPECIALTY HOSPITAL 
2016 QUAKER RIDGE ROAD 

TOWN OF CORTLANDT 

WESTCHESTER COUNTY, NY 
 

SEQRA Summary Support for a Conditioned 

Negative Declaration. 

 
A. SEQRA Summary Support for a Conditioned Negative Declaration 

 

The proposed action will have no significant adverse environmental impacts.  The 

criteria for determining significance are enumerated in the SEQRA regulations as set 

forth below, followed by the specific reasons the proposed action has no potential 

significant adverse environmental impacts as more fully discussed in the Point 2, below, 

thus justifying a Negative Declaration. 

 

1. Determining Significance (from Section 617.7 of the SEQRA 

regulations) 

 

Section 617.7 

a. The lead agency must determine the significance of any Type I or Unlisted 

action in writing in accordance with this section. 

 

(1) To require an Environmental Impact Statement (EIS) for a proposed 

action, the lead agency must determine that the action may include the 

potential for at least one significant adverse environmental impact. 

 

(2) To determine that an EIS will not be required for an action, the lead 

agency must determine either that there will be no adverse environmental 

impacts or that the identified adverse environmental impacts will not be 

significant. 
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b. Criteria for determining significance. 

 

To determine whether a proposed Type I or Unlisted action may have a 

significant adverse impact on the environment, the impacts that may be 

reasonably expected to result from the proposed action must be 

compared against the criteria in this subdivision.  The following list is 

illustrative, not exhaustive.  These criteria are considered indicators of 

significant adverse impacts on the environment: 

 

SEQRA Criteria: 

(1) A substantial adverse change in existing air quality, ground or surface 

water quality or quantity, traffic or noise levels; a substantial increase 

in solid waste production; a substantial increase in potential for 

erosion, flooding, leaching or drainage problems. 

 

This Action will have no such impacts: 

The proposed action has no long-term air quality impacts, and no significant 

adverse impacts from noise (see subsection h, below).  There are no potential 

significant adverse traffic impacts on the neighborhood , and significant 

mitigating measures are proposed in the Applicant’s Traffic Management Plan, 

developed in conjunction with the Town’s expert traffic consultant (see 

subsection m, below); no substantial adverse change in existing ground or 

surface water quality is anticipated (see subsections g and f, below), based on 

an additional pump test conducted which included off-site well monitoring, as 

approved and supervised by the Planning Board and, its professional staff and 

expert hydrogeology consultant; nor is there any increase in potential for 

erosion, flooding, leaching or drainage problems (see subsection f, below).  No 

significant quantity of solid waste is being generated (see subsection p, below). 
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SEQRA Criteria: 

(2) The removal or destruction of large quantities of vegetation or fauna; 

substantial interference with the movement of any resident or 

migratory fish or wildlife species; impacts on a significant habitat area; 

substantial adverse impacts on a threatened or endangered species of 

animal or plant, or the habitat of such a species; or other significant 

adverse impacts to natural resources. 

 

This Action will have no such impacts: 

None of these impact issues are pertinent to the proposed action (see 

subsection i, below) because no construction is proposed, with no disturbance 

of areas not already disturbed.  The existing 75% open space of the property 

will be kept intact as will the open space on the adjoining 27.8 acre parcel, 

owned by an affiliate company.  

 

SEQRA Criteria: 

(3) The impairment of the environmental characteristics of a Critical 

Environmental Area as designated pursuant to subdivision 617.14(g) of 

this Part. 

 

This Action will have no such impact: 

No impairment of the environmental characteristics of a Critical 

Environmental Area will occur (see subsection l, below). 

 

SEQRA Criteria: 

(4) The creation of a material conflict with a community’s current plans or 

goals as officially approved or adopted. 
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This Action will have no such impact: 

The proposed action creates no material conflict with Cortlandt’s 2004 or 

2016 Comprehensive Plans and their goals, including the proposed Medical 

Oriented District (“MOD”) discussed in the 2016 Comprehensive Plan (see 

subsection a, below).  The MOD legislation has not been adopted and is 

currently undergoing SEQRA review.  The Town is currently drafting the DEIS 

for the legislation as well as for the site plans for two developers who have 

projects related to the MOD district.  In any case, the proposed legislation 

makes the MOD an “optional” overlay district designation, for which those 

property owners wishing to be included must apply to the Town Board for 

inclusion in the district in the Board’s discretion. 

 

SEQRA Criteria: 

(5) The impairment of the character or quality of important historical, 

archeological, architectural, or aesthetic resources or of existing 

community or neighborhood character. 

 

This Action will have no such impact: 

There is no impairment of the character of any important historical or 

archeological, architectural, or aesthetic resources, with preservation of the 

site and its existing buildings (see subsections c and k, below).  Likewise, the 

existing community and neighborhood character will not be significantly 

impacted by the proposed action (see subsection a, below).  

 

SEQRA Criteria: 

(6) A major change in the use of either the quantity or type of energy. 

 

This Action will have no such impacts: 

No significant change in quantity or type of energy will occur because of the 

proposed action (see subsection o, below). 
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SEQRA Criteria: 

(7) The creation of a hazard to human health. 

 

This Action will have no such impact: 

No hazard to human health will be created by the proposed action (see 

subsection p, below). 

 

SEQRA Criteria: 

(8) A substantial change in the use, or intensity of use, of land including 

agricultural, open space or recreational resources, or in its capacity to 

support existing uses. 

 

This Action will have no such impacts: 

The Specialty Hospital preserves all existing open space on two parcels, does 

not impact recreational resources (see subsection k, below), and there is no 

impact to agricultural resources (see subsection j, below).  There is no 

substantial change in use or intensity of use because there is no new 

construction, existing buildings will be used, and the property historically 

contained hospital and institutional uses for some 60 years with various special 

permits issued for similar institutional use, including one in 1989 for a hospital 

(see subsection a, below).  The special permits for IBM and Hudson Institute 

allowed 225 employees on site and the 1989 hospital special permit allowed a 

combined total of patients and staff of 225.  The maximum occupancy of the 

Specialty Hospital at ultimate full capacity would be only 178 combined patients 

and staff (92 plus 86), but never at one time.  Maximum occupancy at one time 

would not exceed approximately 129. 
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SEQRA Criteria: 

(9) The encouraging or attracting of a large number of people to a place or 

places for more than a few days, compared to the number of people who 

would come to such place absent the action. 

 

This Action will have no such impact: 

There will not be any such “large” numbers of people coming to the adjacent 

48.6 acre combined site.  The patients on the site will remain on the property 

for a month or more with no vehicles, and will not leave the site during 

treatment, and so the number of people on site for more than a few days does 

not generate any significant adverse environmental impact, including staff, with 

staggered off-peak hour shifts and use of shuttle vans, and limited vendor 

traffic, with visitation limited so that patients may have visitors only one day 

per month, which will take place on a weekend, and only up to 25% of the 

patients may have visitation on any one weekend.  Further, there is no current 

limitation on the number of people who may come to the site absent the 

action.  Absent this proposed action, there would likely be another action, 

such as a school or religious use with school which would generate more 

people. 

 

SEQRA Criteria: 

(10) The creation of a material demand for other actions that would result 

in one of the above consequences. 

 

This Action will have no such impact: 

There will be no creation of a material demand for other actions that would 

result in one of the above consequences since the use is very self-contained. 
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SEQRA Criteria: 

(11) Changes in two or more elements of the environment, no one of which 

has a significant impact on the environment, but when considered 

together result in a substantial adverse impact on the environment. 

 

This Action will have no such impact: 

There are no changes in two or more elements of the environment, no one of 

which has a significant impact on the environment, but when considered 

together result in a substantial adverse impact on the environment. 

 

SEQRA Criteria: 

(12) Two or more related actions undertaken, funded or approved by an 

agency, none of which has or would have a significant impact on the 

environment, but when considered cumulatively would meet one or more 

of the criteria in this subdivision. 

 

This Action will have no such impact: 

There are no two or more related actions undertaken, funded or approved by 

an agency, none of which has or would have a significant impact on the 

environment, but when considered cumulatively would meet one or more of 

the criteria in this subdivision. 
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PROPOSED SPECIALTY HOSPITAL 
2016 QUAKER RIDGE ROAD 

TOWN OF CORTLANDT 

WESTCHESTER COUNTY, NY 
 

SEQRA Summary of No Potential Significant 

Adverse Impacts 
 

 

 

2. The Proposed Action Has No Potential Significant Adverse 

Environmental Impacts Based on the Reasons Stated Below: 

 

a. The Proposed Action is Consistent with The Town Development 

Plan and Community Character 

 

(1) The Proposed Action is consistent with the 2004 Comprehensive Plan.  

The Town's 2004 Master Plan makes note of this property in Policy 34, 

with the property being within the Special Reuse and Conservation 

Development (SRC) district at that time.  Policy 34 recommended that 

the Town Board eliminate the SRC district from the Zoning Ordinance.  

The Hudson Institute property (the site) was mentioned in Policy 34 as 

one of the institutional properties expressly intended to benefit by 

redevelopment under the SRC zoning because the permitted lot area in 

that District was 5,000 square feet for single-family, two-family and 

multifamily dwellings, potentially making the property attractive for 

denser residential redevelopment than under the R-80 District.  However, 

the Master Plan proposed to eliminate the SRC because of the lack of 

infrastructure in the area to support the increased housing density 

permitted thereunder.  The Town Board adopted the Master Plan 

recommendation in amending the Zoning Ordinance to eliminate the 

SRC, whereby the property reverted to R-80 zoning.  Thus, the proposed 

re-use of the property as a Specialty Hospital permits the property to be 
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used again and to remain on the tax rolls with no such increase in density, 

while providing for the Specialty Hospital's sanitary and water 

infrastructure needs on-site.  The proposed use is therefore consistent 

with the Town's 2004 Master Plan and Policy 34 in particular. 

 

(2) The Proposed Action is consistent with the 2004 Comprehensive Plan’s 

goal of preserving Quaker Ridge Road, and also with the 2016 

Comprehensive Plan where the Quaker Ridge Road area is listed on Table 

7-1 on page 94 as a scenic resource in the Town, which is consistent with 

Quaker Ridge Road’s recent historic designation.  As demonstrated on 

Table III.C-4 (Appendix 5.K) and as updated in Appendix 30 (PowerPoint 

presentation to the Planning Board on 1/08/2019), the proposed Specialty 

Hospital has lower traffic volumes than other uses permitted in the R-80 

district with no requirement of access to state roads (such as private 

schools, places of worship with associated religious school, and 

governmental buildings).  As documented in the EEA Addendum, the Level 

of Service will not change, and there will be minimal traffic impact.  No 

scenic features of Quaker Ridge Road are proposed to change, because 

the existing buildings on the property are proposed to be reused, with no 

new building construction proposed.  Landscaping on the property will be 

enhanced.  The existing open space (approximately 75% of the property) 

will remain intact.  The adjacent 27.8 acre adjacent property to the south, 

owned by an affiliate company, that contains a small, vacant house but is 

otherwise undeveloped will remain in this condition as a buffer so long as 

the subject property is used as a hospital. 

 

(3) The Town's 2004 Open Space Plan includes the property in its current 

state under Index E-2 as an "Under-Utilized Parcel, Five Acres or More, 

Particularly Worthy of Preservation".  The proposed re-use of the 

property as a Specialty Hospital, with no new buildings proposed and with 

minimal land disturbance for some driveway, walkway and parking 
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improvements, maintains this property's open space identity in the 

substantially same condition as it was in 2004, and thereby conforms to 

the Town's Open Space Plan.   

 

(4) The proposed use preserves significant open space, a goal of the 2004 

Comprehensive Plan.  For example, as noted on page 86 of the 2016 

Comprehensive Plan, the property is specifically mentioned in the context 

of meeting a goal of the 2004 Master Plan as being within “Category 3”, 

which is an “underutilized privately-owned land” that currently provides 

open space benefits.  With no new building development proposed on the 

property, the Proposed Action conforms to this goal. 

 

(5) The Proposed Action is consistent with the 2004 amendments to the 

Zoning Code to preserve local residential roads, as well as with Quaker 

Ridge Road as a recently designated Town Historic and Scenic Road with 

specific protections for pavement width, preservation of stone walls, 

mature trees and requirements for screening of new developments, as 

discussed below.  The same roads were used for over 60 years for 

institutional use of the property.  A special permit for such a hospital use 

was issued as late as 1989, when the character of the current 

neighborhood was already established.  Furthermore, as noted previously, 

the proposed Specialty Hospital has lower traffic volumes than other uses 

permitted in the R-80 district with no requirement of access to state 

roads (such as private schools, places of worship with associated religious 

school, and a government building).  All of these uses would have a greater 

impact than the proposed Specialty Hospital on any local residential road.  

As documented in the EEA Addendum, the Level of Service will not 

change with the proposed Specialty Hospital, and there will be minimal 

traffic impact.   
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With regard to Quaker Ridge Road as an Historic and Scenic Road, the 

Specialty Hospital proposes no changes to pavement width of Quaker 

Ridge Road (the proposed driveway improvements will widen the 

driveway and provide a 90 degree intersection with Quaker Ridge Road 

yet will not require the widening of the travelled pavement of Quaker 

Ridge Road), no alteration to any stone walls or mature trees, and 

evergreen hedge screening has been installed along the property’s 

westerly property line adjacent to Quaker Ridge Road.  No changes are 

proposed to the existing road striping adjacent to the property. An 

approximately 3 feet by 4 foot sign is proposed at the front gate of the 

property.  Therefore, the Specialty Hospital will have no discernable 

impact to the historic nature of Quaker Ridge Road since the character 

of the roadway will not be noticeably altered. 

 

(6) The Proposed Action is consistent with the Town’s 2016 “Envision 

Cortlandt” Comprehensive Plan.  In addition to the property being 

mentioned, as indicated above, on page 86 with regard to the property 

providing open space benefits, and on page 94 with regard to the property 

as a scenic resource in the Town, the 2016 Master Plan provides on page 

88 a list of Key Challenges and Opportunities for the Future; the Proposed 

Action is in conformance with many of these.  For example, how the 

Specialty Hospital responds to the challenge of providing and preserving 

open space is discussed in #4, above.  The Specialty Hospital also 

addresses the key challenge of preserving the Town’s biodiversity by 

protecting significant expanses of land and habitat, with no new building 

construction proposed and minimal site disturbance (under one acre), 

preserving the majority of the 20.8 acre site.  In addition, the adjacent 27.8 

acre adjacent property to the south, owned by an affiliate company, that 

contains a small, vacant house but is otherwise undeveloped will remain 

in this condition so long as the subject property is used as a hospital.  The 

Specialty Hospital also speaks to the challenge of protecting 
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environmentally sensitive land, with no disturbance proposed to wetlands, 

wetland buffers, and steep slopes.  This also helps to address the additional 

challenge of encouraging climate resiliency by protecting wetlands and 

preserving forested areas. 

 

(7) The Specialty Hospital addresses the 2016 Master Plan challenge on page 

88 of preserving water quality and protecting surface and groundwater 

resources.  The two new HEWC wells will pump, on average, 9 gallons 

per minute.  For some perspective, this is approximately the rate of a 

garden hose.  In addition, the well will not run continuously, but will cycle 

on and off throughout the day, with less use at night.  As discussed in the 

LBG Hydrogeologic Assessment in Appendix 5.H, the data indicate that 

groundwater withdrawals up to twice the average water demand of the 

Specialty Hospital will not result in storage depletion of the groundwater.   

 

As approved and supervised by the Planning Board and, its professional 

staff and expert hydrogeology consultant, LBG conducted a 72-hour 

pumping test in August 2018.  The primary goal of the pumping test was 

to evaluate potential impacts to water levels in nearby offsite potable 

supply wells while pumping the new water supply at twice the average 

water demand of the Specialty Hospital. To achieve this goal, a 

simultaneous pumping test was conducted on Well 1 and Well 2 between 

August 20 and August 23, 2018 with pre- and post-water level monitoring 

of the offsite wells. The two Hudson Ridge Wellness Center wells were 

pumped concurrently for three days, each at a pumping rate of 9 gpm 

(gallons per minute), for a combined yield of 18 gpm or 25,920 gpd (gallons 

per day).  The average water demand for the Specialty Hospital is 12,660 

gpd (8.8 gpm). 

 

During the pumping test program, water-level measurements were 

collected from a total of four onsite wells, including two onsite bedrock 
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monitoring wells and the two wells pumped during the testing program 

(Well 1 and Well 2) and 16 residential wells. Minimal drawdown (less 

than 0.50 foot) was documented in the two onsite bedrock monitoring 

wells. Water-level effects related to the pumping test was observed in two 

adjacent properties located on Quaker Hill Drive with a drawdown of 

approximately 18.5 and 24.5 feet. Because both wells had a significant 

amount of available water above their respective pumps at the end of 

the test, during a test that was conducted to demonstrate extreme 

conditions that will not occur during the hospital occupancy (72 hours 

of continuous pumping at a combined rate of double the average water 

demand), these wells are not expected to be adversely affected by the 

use of the Hudson Ridge Wellness Center (HRWC) wells.  Additionally, no 

discernible water-level impacts were measured in any of the other offsite 

monitoring locations that were attributed to pumping in Well 1 and Well 

2.  The Town’s hydrogeology consultant and professional staff agreed 

with the testing protocol and findings. 

 

Nonetheless, the Applicant has requested via a letter dated October 03, 

2018 to the owners of the properties containing the wells affected by the 

pump test that they consider participating in a long-term offsite well 

monitoring program, which would start three to six months before the 

certificate of occupancy for the Specialty Hospital is issued and continue 

for up to two years after 75 percent full occupancy occurs.  If long-term 

monitoring were to unexpectedly demonstrate any significant interference 

on these wells from the Hudson Ridge Wellness Center wells, mitigation 

options would be explored and implemented. 

 

There will also be a domestic water storage tank to mitigate peak water 

draw demand, the existence of which was not accounted for in the 

extreme pumping test. 
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Additionally, eighty-five percent (85%) or more of the pumped water will 

be recycled back to the ground due to infiltration from the septic system 

following treatment, such that there would only be an effective draw of 

about 1.3 gallons per minute - or approximately 1,900 gallons per day.  

The contribution to ground water of annual rainfall to the Specialty 

Hospital site is equivalent to about 21 gallons per minute - much more 

than the intended draw from the ground.  This routine analysis also 

indicates that HEWC would not affect groundwater supplies.  In addition, 

there will be no irrigation systems installed for the site landscaping.  

Rather, the landscaping will be hand-watered by a manually carried hose 

as determined by an inspection of the landscaping.  Thus, watering will 

only be conducted should the landscaping require it based upon the 

conditions at the time, and only that landscaping requiring watering will 

be watered, and only then by hand using a hose.  This will keep landscaping 

watering to a minimum.  Once established, the species planted will not 

require heavy usage of water.  The existing approximately 15,000 gallon 

emergency fire water storage tank behind building #3 will continue to be 

used for emergency fire water storage.  The emergency fire water storage 

tank will be refilled from the existing functional wells, which will be 

dedicated to supplying the fire storage tank and which may not be used 

for irrigation or any other purpose. Fire storage tank refill water will not 

be sourced from the two new wells which are only being used to supply 

domestic water to the facility. 

 

(8) Preserving community character is another 2016 Comprehensive Plan 

challenge on page 88, which the proposed action is addressing.  As 

discussed in the Expanded Environmental Assessment (EEA) dated 

October 6, 2016, there was similar institutional use of the property from 

the 20’s throughout the 80’s, culminating in the issuance of a hospital 

special permit in 1989 when the neighborhood was fully developed, and 

the Applicant is using the same buildings that were used for those 
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institutional purposes.  In addition, the existence of a Specialty Hospital 

on this site in a primarily residential neighborhood is not fundamentally 

different than any of the other non-residential uses permitted in the 

neighborhood, such as schools, places of worship with nursery schools, 

government offices, country clubs and recreation clubs. 

 

(9) Limiting the impacts associated with development, including increases in 

airborne pollutants, traffic, and noise levels is an additional 2016 

Comprehensive Plan challenge on page 88, which the proposed action is 

addressing.  The existing buildings on the property are proposed to be 

reused, with no new building construction proposed.  No airborne 

pollutants are anticipated to be generated by the operation of the use, and 

any temporary construction impacts such as dust from the less than one 

acre of proposed disturbance will be mitigated by the sediment and 

erosion control plan.  The proposed Specialty Hospital has lower traffic 

volumes than previous existing and approved uses of the site as well as 

other uses permitted in the R-80 district with no required access to state 

roads (such as private schools, places of worship with associated religious 

school, and a governmental building, per Table III.C-4 (Appendix 5.K) and 

as updated in Appendix 30 (PowerPoint presentation to the Planning 

Board on 1/08/2019), the Level of Service will not change, and there will 

be minimal traffic impact.  Facility operations are not noise-intensive.  

During the day, patients may walk on the property for relaxation when 

they have any free time between sessions/activities.  After dark, patients 

may be walking from their living space to possibly another building on the 

property for meetings.  For example, there is a meditation meeting noted 

on the current schedule that begins at 9:00 PM.  Lights out is at 10:30 PM.  

Also, there are limited employee arrivals/departures at the start of the 

night shift at 10:00 PM, with the use of the two shuttle vans.  The nearest 

residence is approximately 300 feet distant and upgradient from the 

proposed parking lot of the main hospital building, and buffered by a solid 
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6-foot high fence on the Specialty Hospital property and by a wooded 

buffer on the residential property, limiting noise impacts. 

 

(10) The proposed use will offer a number of other benefits to the Cortlandt 

community: 

 

• Because the proposed Specialty Hospital is to be operated on a for-

profit basis, it will not be exempt from local and school property taxes, 

and thus, unlike some other permitted uses, will remain on the 

Cortlandt tax rolls.   

 

• The redeveloped property will pay a total of approximately $561,660 

in annual property taxes. 

 

• This is almost a ten-fold increase in annual property taxes to be paid 

to all taxing jurisdictions following the proposed redevelopment, a 

very significant increase over existing conditions. 

 

• No school children will be generated by this Specialty Hospital.  As 

such, the approximately $390,314 in school taxes generated will all be 

to the benefit of the Croton-Harmon School District. 

 

• Because the residents remain on the property and are not permitted 

to have vehicles, there will be little impact to Town services such as 

highway and recreation.   

 

• Also, private carters are to be used, so Town taxes will not be used 

for trash collection. 

 

• No municipal water or sewer service will be utilized. 
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• The Specialty Hospital preserves all existing open space on two large, 

contiguous parcels: 

 

• The adjacent 27.8 acre forested parcel to the south in the Town of 

New Castle containing a small vacant house will remain undeveloped 

open space; 

 

• Approximately 75% of the 20.83 acre Site will remain undeveloped 

open space. 

 

• There is no significant change in use or intensity of use because there 

is no new construction, existing buildings will be used, and the 

property historically contained hospital and institutional uses for some 

60 years. 

 

• The Town’s 2004 Open Space Plan includes the property in its current 

state under Index E-2 as an "Under-Utilized Parcel, Five Acres or 

More, Particularly Worthy of Preservation".  The proposed re-use of 

the property as a Specialty Hospital, with no new buildings proposed 

and with minimal land disturbance for some driveway, walkway and 

parking improvements, maintains this property's open space identity 

in the substantially same condition as it was in 2004. 

 

• Due to the limited nature of the construction, there is no impact to 

environmental features such as wetlands, wetland buffers, steep 

slopes, or trees. 

 

• Much less impact than other uses requiring a variance, such as a private 

or public school, a place of worship with religious school, or a general 

office building. 
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• Little disturbance by construction activity, with under one acre of site 

disturbance. 

 

• Preferences for admission to the facility will be given to residents of 

Cortlandt, and scholarships will be awarded each year to two 

Cortlandt residents. 

 

• A number of beds will be reserved for Cortlandt residents and they 

will be afforded reduced fees on a sliding scale based on income, 

augmented by their private insurance. 

 

• The Applicant will actively participate in community outreach with 

relevant community and school programs, such as DARE, by providing 

expert speakers and programs, and will work with the Town as 

requested to combat the problem of substance use disorder. 

 

• As part of its community outreach, the Applicant will designate a 

neighborhood/community liaison on its staff, who will among other 

duties, invite neighborhood representatives to open meetings no less 

than twice a year to keep them apprised of its operations and to 

address any questions or concerns from the neighbors.  That person 

will also be available to call at any time if there was ever a more 

immediate matter.  The Applicant will also provide appropriate 

municipal authorities with a staffed 24-hour access line. 

 

(11) The proposed use is not appropriate for the Medical Oriented District 

discussed in the 2016 Comprehensive Plan.  The issue of the 

inappropriateness of the Specialty Hospital in the MOD is discussed in 

great length in Appendix 1.R and Appendix 1.S.  For example, the 2016 

“Envision Cortlandt”, does not propose to require or envision that the 

proposed use components of the MOD or all medical uses in general be 
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limited to just the MOD.  Indeed, existing residential-oriented medical 

uses such as nursing homes, assisted living facilities, and group homes for 

disabled adults are dispersed throughout the Town, many in residential 

zoning districts such as the proposed Specialty Hospital.  Other non-

residential medical uses such as doctors' offices are also dispersed 

throughout the Town, with some doctors maintaining home offices in 

residential zones.  Page 107 of the 2016 Comprehensive Plan, for example, 

acknowledges that care for the elderly residents of the Town is provided 

by several facilities, including the Bethel Nursing Home in Crugers, the 

Cortlandt Nursing Home on Oregon Road, the Seabury at Field Home in 

Cortlandt Manor, the NYS Veterans Home at the VA Campus in 

Montrose, and the Danish Home in Croton-on-Hudson.  If all medical uses 

were intended by "Envision Cortlandt" to be limited to the MOD, all such 

existing uses and the properties on which they are located would be 

rendered non-conforming.  Clearly, this is not "Envision Cortland's" 

intent.  Further, there would be no basis to so distinguish a medical use 

from other non-residential uses in residential zones, such as educational 

and religious uses.  The proposed Specialty Hospital has a temporary 

"residential" component but is not a long-term residential medical use 

because clients only stay for a limited period of time. 

 

(12) To-date, the MOD zoning district has not been enacted by the Town.  The 

Town is currently drafting the DEIS for the legislation as well as for the 

site plans for two developers who have projects related to the MOD 

district.  In any case, the proposed legislation makes the MOD an 

“optional” overlay district designation, for which those property owners 

wishing to be included must apply to the Town Board for inclusion in the 

district in the Board’s discretion. 

 

(13) The envisioned MOD district in the 2016 Comprehensive Plan is depicted 

as a dense concentration of uses.  This is contrary to the generally 
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accepted industry standards for such high-ended “luxury” Specialty 

Hospital facilities, which depend on location, privacy, tranquility, and 

security to provide a recovery buffer from the hustle and bustle of fast-

paced, stressful everyday life.  This buffer contributes to their success in 

working with individuals towards recovery and sobriety, and re-entry into 

normal everyday life.  The MOD district, in contrast, does not provide 

such a location by its very nature of consolidating various medical uses 

into one location which is expressly envisioned to become a vital 

economic center of the Town. 

 

(14) The proposed MOD differs in other ways from the needs of the proposed 

Specialty Hospital: 

 

• The Specialty Hospital only permits limited visitation.  Families will be 

scheduled for one weekend day every month for family member 

visitation, family education and group counseling. These family 

weekend days will be staggered, so as the facility approaches and 

reaches full capacity, visitation will be limited so that patients may have 

visitors only one day per month, which will take place on a weekend, 

and only up to 25% of the patients may have visitation on any one 

weekend.  .  Family contact and visits are generally minimized to enable 

the client to transition from their previous typical routines as well as 

to separate and distance themselves from those contacts while in the 

facility for an effective and long lasting treatment.  Thus, unlike the 

goal of the MOD to provide for "boutique hotels, inns and bed & 

breakfasts", the Specialty Hospital has no such need and does not 

share this goal.   

 

• Likewise, the Specialty Hospital's clients reside elsewhere and have no 

need for any housing component of the MOD.  Further, their 
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demographic will be such that they have no need for any 

transportation component of the MOD. 

 

• The Specialty Hospital is not an ambulatory or outpatient use, and so 

does not require a number of the ancillary/ambulatory/walk-in/urgent 

care/medical office/social services uses proposed for the MOD. 

 

• The clients of the Specialty Hospital are not permitted to leave the 

grounds of the facility, and thus have no need for the MOD's 

"complimentary and accessory commercial uses".  All of the Specialty 

Hospital's clients' needs will be provided for on-site. 

 

• In addition, one of the "driving forces" of the MOD according to 

"Envision Cortlandt" is to offer "a continuum of care (aging in place)", 

and, "An aging demographic in the region is the driving force behind 

this growth strategy of moving towards larger and centralized medical 

facilities that provide a range of services."  The proposed Specialty 

Hospital has no relationship to an "aging demographic", because it is 

to serve adults of all ages with a condition that is not age-related.  

Therefore, there is no need for the types of services that the elderly 

might require, which is a key rationale by the Town for the 

establishment of the MOD district.  This is another reason why the 

proposed use is not appropriate for the MOD district. 

 

(15) The 2016 Comprehensive Plan states that Quaker Bridge and Quaker 

Ridge Road are listed under priority capital improvements for 2015-2019, 

for resurfacing and rebuilding, which will support the proposed use.  As 

documented in the EEA, the Level of Service will not change with the 

proposed Specialty Hospital, and there will be minimal traffic impact. 
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b. The Proposed Action Will Not Have Any Significant Adverse 

Impacts On Land 

 

(16) No disturbance is proposed to Town-regulated steep slopes, wetlands, 

and wetland buffers. 

 

(17) The proposed disturbance is less than one acre and is to occur on the 

developed portion of the property, and no trees are proposed to be 

removed.  The forested portions of the site are to remain undisturbed.  

A mixture of shrubs and trees exists along the site’s frontage with Quaker 

Ridge Road and has been supplemented with additional evergreen 

screening.  A total of 80 new trees are depicted on the plan, including 

spruce, holly, fir and other species, some of which have already been 

planted. 

 

(18) The approximately 27.8 acre property immediately adjacent to the south 

that is owned by the Applicant’s affiliate contains a small, vacant house but 

is otherwise undeveloped, and will remain as a wooded buffer while the 

hospital use is in effect.   

 

(19) The existing building coverage on the site is only 2%, and is proposed to 

remain with no construction of new buildings, with less than one acre of 

site disturbance proposed.  The vast majority of the site, some 

approximately 75%, will remain undeveloped as open space, preserving 

the character of the neighborhood. 

 

c. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Historical, Archeological or Geological Resources 

 

(20) The existing buildings on the property are to remain, and no new buildings 

are proposed to be constructed. 
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(21) Grading and land disturbance will be limited to some driveway, walkway 

and parking improvements. 

 

(22) No disturbance is proposed to Town-regulated steep slopes.  

 

d. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Wetlands 

 

(23) No disturbance to wetlands or wetland buffers is proposed. 

 

e. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Trees 

 

(24) The site vegetation is comprised primarily of mature hardwood trees on 

the eastern and south-central portion of the site, which will remain 

undisturbed. 

 

(25) A mixture of shrubs and trees exists along the site’s frontage with Quaker 

Ridge Road and has been supplemented with additional evergreen 

screening.  A total of 80 new trees are depicted on the plan, including 

spruce, holly, fir and other species, some of which have already been 

planted.   

 

(26) Because of the small extent of proposed disturbance (for some driveway, 

walkway and parking improvements), the limited extent of additional 

impervious surface, and with only 3 trees currently proposed to be 

removed to accommodate the new septic field, no significant impact to 

trees is anticipated.  
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f. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Surface Water or Stormwater 

 

(27) The Proposed Action is within the Croton River Basin watershed, which 

drains to the Hudson River, and a portion of the property is within the 

Indian Brook Reservoir watershed (Appendix 5.C).  Thus, the Proposed 

Action is not within a New York City watershed, and hence is not 

regulated by the NYCDEP.   

 

(28) The proposed disturbance to the site is under one acre.  Erosion and 

sediment control measures will be designed and implemented in 

accordance with Section 262-10 of Chapter 262 "Stormwater 

Management and Erosion and Sediment Control" of the Town of 

Cortlandt Code, which specifies utilizing the most current version of the 

Westchester County Soil and Water Conservation District’s Best 

Management Practices Manual for Erosion and Sediment Control and the 

New York State Guidelines for Urban Erosion and Sediment Control, as 

amended. 

 

g. The Proposed Action Will Not Have Any Significant Adverse 
Impacts on Groundwater  

 

(29) The two new wells are both at least 200 feet from any potential source 

of pollution, and are situated within the property by more than 200 feet, 

in accordance with Health Department requirements.   

 

(30) The closest of the two nearest wells on adjoining properties is 

approximately 300 feet distant and 70 feet lower in elevation.  This 

separation is satisfactory to the Health Department, who has approved 

the site’s wells as a source for the proposed Specialty Hospital, with 

neighboring wells very unlikely to be affected in any way. 
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(31) The Specialty Hospital will use less water than allotted to the property by 

its hydrology since the daily rainfall recharge to the groundwater is 21 

gallons per minute based on the size of the Specialty Hospital property, 

while the projected use of groundwater is only approximately 9 gallons 

per minute (gpm).  In addition, the well will not run continuously, but will 

cycle on and off throughout the day, with less use at night.  Further, on 

an annual basis, approximately 85 percent of water used indoors is 

returned, or recharged, to the groundwater system by the septic system 

through treatment and percolation from the leach field.  As a result, the 

total consumptive use, or water lost from the groundwater system, would 

be approximately 15 percent of the average water demand, or 

approximately 1,900 gallons per day (gpd), with a projected use therefore 

of only approximately 1.3 gallons per minute, which is only about 6% of 

the daily rainfall recharge.   

 

(32) As discussed in the LBG Hydrogeologic Assessment in Appendix 5.H, the 

HEWC wells were tested simultaneously after they were drilled, each at 

a constant rate of 9 gpm (totaling 18 gpm which is twice the average water 

demand of the Specialty Hospital of 9 gpm, so each well can independently 

meet the water demand for the Specialty Hospital), for 72 hours.  The 

test results demonstrated stabilized yield and drawdown in both wells 

within 48 hours from the start of the test.  The wells also reported very 

good recovery (the water levels in Well 1 and Well 2 recovered 100 

percent approximately 1.5 hours and 2.5 hours following the test shut 

down, respectively).  The 72 hour testing of both wells demonstrate that 

they can independently meet the Specialty Hospital water demand.  In 

addition, the data indicate that groundwater withdrawals up to twice the 

average water demand of the Specialty Hospital will not result in storage 

depletion of the groundwater.  This indicates that the hospital’s use would 

have no effect on adjoining water supplies, as further discussed in point 
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#7 based on an additional pump test which included offsite well 

monitoring. 

 

(33) As also discussed in the LBG Hydrogeologic Assessment in Appendix 5.H, 

the combined 48.6 total acreage of the Specialty Hospital site and the 

adjoining property to the south owned by an affiliate company might, 

based on zoning requirements, be developed with a minimum of 20 and a 

maximum of 24 single-family homes.  The consumptive water demand 

(after 85% return through the septic systems) would range from 1,650 

gpd to 1,980 gpd.  This range in consumptive water demand is similar to 

the projected consumptive water demand (1,900 gpd) of the proposed 

Specialty Hospital. 

 

(34) There will be no irrigation systems installed for the site landscaping.  

Rather, the landscaping will be hand-watered by a manually carried hose 

as determined by an inspection of the landscaping.  Thus, watering will 

only be conducted should the landscaping require it based upon the 

conditions at the time, and only that landscaping requiring watering will 

be watered, and only then by hand using a hose.  This will keep landscaping 

watering to a minimum.  Once established, the species planted will not 

require heavy usage of water.  An existing approximately 15,000 gallon 

emergency fire water storage tank behind building #3 will continue to be 

used for emergency fire water storage.  The emergency fire water storage 

tank will be refilled from the two functional existing wells, and refill water 

will not be sourced from the two new wells which will only be used to 

supply domestic water to the facility. 

 

(35) As noted in the letter contained in Appendix 1.P, the Specialty Hospital 

site is not located over an aquifer, nor is it within an Aquifer Protection 

District.   
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h. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Noise, Odor or Air Quality 

 

(36) Supplemental landscape buffers and fencing have been installed on the 

property to buffer the adjoining neighbors from any noise, glare, visual 

impacts or other potential adverse impacts, which are expected to be 

largely irrelevant to the proposed re-use of the property.  Approximately 

75% of the site will remain undeveloped open space. 

 

(37) Because no new buildings are proposed to be constructed, with minimal 

site disturbance proposed, dust from construction activities is anticipated 

to be minimal, and will be mitigated with sediment and erosion control 

measures. 

 

(38) No long-term impacts to air quality are anticipated. 

 

(39) Facility operations are not noise-intensive.  During the day, patients may 

walk on the property for relaxation when they have any free time between 

sessions/activities.  After dark, patients may be walking from their living 

space to possibly another building on the property for meetings.  For 

example, there is a meditation meeting noted on the current schedule 

that begins at 9:00 PM.  Lights out is at 10:30 PM.  Also, there are limited 

employee arrivals/departures at the night shift change at 10:00 PM with 

the use of the two shuttle vans.  The nearest residence is approximately 

300 feet distant and upgradient from the proposed parking lot of the main 

hospital building, and buffered by a solid 6-foot high fence on the Specialty 

Hospital property and by a wooded buffer on the residential property. 

 

(40) No odors are anticipated from the proposed Specialty Hospital. 
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i. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Plants or Animals 

 

(41) Because of the small extent of proposed disturbance of less than one acre 

(for some driveway, walkway and parking improvements in already 

disturbed areas), the limited extent of additional impervious surface, no 

disturbance to wetlands or wetland buffers, and the adjoining 27.8 acre 

undeveloped property to the south owned by the Applicant’s affiliate 

which contains a small, vacant house but is otherwise undeveloped and 

will remain so, no significant impacts are anticipated to the property's 

habitats and biodiversity.   

 

j. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Agricultural Resources 

 

(42) There are no agricultural resources in the vicinity of the Property.  Any 

agricultural use of the property ceased in 1920 when Dr. Lamb 

constructed a substance use disorder treatment hospital on the site. 

 

k. The Proposed Action Will Not Have Any Significant Adverse 

Impacts On Aesthetic Resources, Open Space or Recreation Areas 

 

(43) The properties in the vicinity of the site are primarily residential uses with 

relatively large parcels.  Mature trees exist on most of the neighboring 

properties along with a variety of other vegetation.  However, there are 

non-residential and institutional uses in the vicinity as well.  At least one 

of the nearby properties, directly across the street, has horse stables and 

corrals along its Quaker Ridge Road frontage.  It is known as Rolling Stone 

Farm LLC with an address of 99 Quaker Bridge Road.  The Danish Home 

is in the vicinity, and the GE Learning Center is situated at 1 Shady Lane 

Farm Road.  Lakewood House, near the Danish Home and at 2125 

Quaker Ridge Road, is a commercially used estate property that is 
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advertised and rented for gatherings such as weddings, family reunions, 

etc.  Regarding the Danish Home, the property will contain a wireless cell 

tower because a special permit was approved by the Zoning Board of 

Appeals on February 15, 2017.  Approximately 0.3 miles to the northeast 

of the Danish Home along Quaker Ridge Road are high tension overhead 

utility wires within an approximately 350-foot-wide easement, where 

trees and larger vegetation have been cleared.  The Proposed Action is 

therefore not out of character with the neighborhood. 

 

(44) The existing building coverage on the site is only 2%, and is proposed to 

remain with no construction of new buildings, with proposed site 

disturbance of less than one acre.  Approximately 75% of the site will 

remain undeveloped open space and remain unchanged from existing 

conditions, preserving the character of the neighborhood.  The existing 

buildings have been upgraded and repaired, and the property is no longer 

vacant which led to vandalism and destruction of property, which was a 

nuisance to the neighborhood.   

 

(45) The buildings and use have been screened by substantial additional 

landscaping and the fencing recently installed on the property, and the 

adjoining 27.8 acre forested property to the south, owned by a related 

entity, that contains a small, vacant house but is otherwise undeveloped 

will remain in this condition to provide a substantial additional buffer while 

the hospital use is in effect.  A mixture of shrubs and trees exists along 

the site’s frontage with Quaker Ridge Road and has been supplemented 

with additional evergreen screening.  A total of 80 new trees are 

proposed, including spruce, holly, fir and other species, some of which 

have already been planted. 

 

(46) The Town's 2004 Open Space Plan includes the property in its current 

state under Index E-2 as an "Under-Utilized Parcel, Five Acres or More, 
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Particularly Worthy of Preservation".  The proposed re-use of the 

property as a Specialty Hospital, with no new buildings proposed and with 

minimal land disturbance for some additional parking, upgrading of utilities 

and new septic fields, maintains this property's open space identity in the 

substantially same condition as it was in 2004, and thereby conforms to 

the Town's Open Space Plan.   

 

(47) There will be no impact on Town recreation resources because the 

Specialty Hospital patients will remain on-site, and there will be no new 

residents of the Town who would use the Town’s recreation resources.   

 

(48) Site lighting, where required, will be shielded to prevent lighting impact 

beyond the property.  Lights off is at 10:30 PM for lighting within the 

patient rooms. 

 

l. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Critical Environmental Areas 

 

(49) The western, developed portion of the property is not within the Indian 

Brook Reservoir Critical Environmental Area (“CEA”) (Appendix 5.C), or 

any other CEA, nor is any portion of the property within the New York 

City watershed, nor over an aquifer protection zone.   

 

(50) The eastern, undeveloped portion of the property, which will remain 

undeveloped, is within the periphery of the Indian Brook Reservoir CEA 

(Appendix 5.C).  The western portion of the site is within the Croton 

River watershed, which drains to the Hudson River.  The incorporation 

into the Proposed Action of stormwater best management practices on 

the existing developed, western portion of the property, which is not in 

said CEA, in compliance with current law and regulation should prevent 

any potential adverse impact to the CEA and the Hudson River.   
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(51) There are currently several working septic systems on the HEWC site, 

and these have been in existence since the 1920's.  The HEWC plans to 

completely rebuild the septic systems to modern standards, with only the 

existing septic system serving Building 2 (to have limited use for offices) 

continuing to do so.  A portion of the new septic system will be within 

the periphery of the Indian Brook Reservoir watershed but not within the 

CEA, as was also the case for the old septic system (Appendix 5.C).  As 

such, there will be no impact of the septic system to the CEA.  The new 

HEWC septic system is to be monitored as part of the on-going 

responsibilities of the hospital’s facilities manager, unlike residential septic 

systems.  If a repair is needed to the HEWC system, it would be taken 

out of service completely until repairs are made.  This procedure 

eliminates any risk of adverse impacts, such that there will be no impact 

to any downstream areas. 

 

m. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Transportation and Traffic 

 

(52) The Traffic Studies provided analyzed the neighborhood roadway 

network, as well as the roadways within the Crotonville area (see 

Appendix 5 and 5.D). 

 

(53) The Traffic Studies conclude that the proposed use will not generate any 

significant traffic volumes and will not have any significant adverse impacts 

on the neighborhood associated with the proposed Specialty Hospital 

with regard to traffic operations or safety.  There will be no changes to 

the peak hour intersection levels of service at the analyzed intersections 

in the vicinity of the site and in Crotonville, and the intersections will 

continue to operate with the same minimal delays, operating at the best 

possible Level of Service A, during all hours of the day. 
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(54) The existing roadway widths are sufficient to accommodate the existing 

and projected vehicles.  Accident reports were requested for accidents 

which occurred along the area roadways during the past three years from 

the Cortlandt, New Castle, and Ossining Police Departments.  No 

accidents were reported in the vicinity of the site by the Cortlandt and 

New Castle Police Departments along the approximately 1,200 feet of 

Quaker Ridge Road from the frontage of the subject property to Glendale 

Road, approximately 3,500 feet of Quaker Ridge Road north of the site 

driveway and along approximately 650 feet of Glendale Road from Quaker 

Bridge Road to Quaker Ridge Road. Tables AR1 thru AR3 in Appendix 

5.D depict data from the accident reports provided by the Town of 

Ossining Police Department.  One accident was reported along Quaker 

Bridge Road between Old Albany Post Road and Glendale Road near 

Riverview Farm Road, located approximately 0.5 miles from the site, 

which involved a distracted driver.  One accident was reported along 

Shady Lane Farm Road located more than a mile from the site which was 

caused by an alcohol impaired driver improperly exiting the Route 9A 

northbound off-ramp.  There were 11 reported accidents along Old 

Albany Post Road between North Highland Avenue (US Route 9) located 

approximately 1.5 miles from the site and Quaker Bridge Road, the 

majority of which were in or south of the Crotonville area, approximately 

one mile or more from the site.  Based on the contributing factors shown 

on the attached tables, the studied roadways experienced accidents 

resulting primarily from operator error or distraction.  Based on the type 

and infrequency of accidents reported in the vicinity of the site and the 

low volume of traffic associated with the proposed use which is 

disseminated as traffic uses various roads farther from the site, the 

roadway characteristics combined with the relatively low traffic volumes 

are not expected to significantly impact access for emergency vehicles.   
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No accidents have been reported in the vicinity of the site during the past 

three years involving pedestrians or bicyclists.  The area roadways are not 

heavily utilized by vehicular traffic, bicycles or pedestrians and the minor 

increases in vehicular volumes will not significantly impact the ability of 

bicycles and pedestrians to share the roadways.  The roadway 

characteristics of Quaker Ridge Road are similar to Furnace Woods Road, 

the roadway which provides access to the Yeshiva for which the Town 

previously approved an area variance while acknowledging in the Yeshiva 

case, unlike this case, that there was substantial pedestrian use of Furnace 

Woods Road by the students. 

 

(55) The site generated traffic, which occurs primarily at shift changes, will be 

minimized with the utilization of two shuttle vans for the employees.  The 

area roadways would operate at level of service A, the best possible level 

of service, even without the use of the shuttle vans. 

 

(56) The below traffic mitigating measures are part of the application and will 

be implemented per the Applicant’s Transportation Management Plan, and 

as described in the attached 01/08/2019 PowerPoint presentation to the 

Planning Board, which is incorporated by reference herein: 

 

• Patients will not be permitted to have vehicles on site or to use 

vehicles during their stay. 

 

• Employee arrival and departure times will be scheduled outside of 

existing peak traffic hours on area roads.  

 

• Staffing will consist of four shifts.  Two shuttle vans will transport a 

substantial number of employees from pick-up points outside of the 

area. 

 



27 

 

• The estimated supply deliveries to the hospital are 5-6 per week, 

weekdays only, as well as once a week garbage and laundry service 

and daily UPS vehicles. 

 

• Delivery vehicles will be directed to arrive via Routes 9 and 9A 

through Crotonville.  Tractor trailer trucks will be prohibited. 

 

• The existing security gate will be relocated and remain open during 

the day.  The existing entranceway will be improved to prevent any 

queuing on Quaker Ridge Road. 

 

• Visitation for each patient is limited to one weekend day per month, 

with only 25% of patients having visitation on any weekend.   

 

• Snow removal and grounds maintenance will be handled on site. 

 

• There will be more than adequate parking on site, much of which is 

already existing: 

 

o The Specialty Hospital will require much less parking than a 

general hospital or a nursing home, because it will have far fewer 

people coming to the site than those uses because: 

 

▪ There is no emergency room or outpatient treatment. 

▪ Visitation is very limited. 

▪ Many employees will be required as a condition of employment 

to use the shuttle vans. 

 

o There will be an on-going parking utilization monitoring program, 

with required reporting to the Town, with similar reporting on 

the traffic volumes along Quaker Ridge Road and the site driveway. 
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(57) The lack of traffic impacts is true both for a very conservative traffic 

analysis (where it was assumed for purposes of the traffic study that the 

two morning shifts [6:00 AM Shift 1 and 9:00 AM Shift 1A] are combined 

into one shift, where in reality, these shifts are split and the traffic trips 

will be fewer than analyzed, as well as although Shift 1 and Shift 2 do not 

correspond to the peak AM and PM highway hours, they were assumed 

to correspond to the peak AM and PM highway hours), as well as for a 

traffic analysis where realistic traffic operations were utilized. 

 

(58) The proposed Specialty Hospital will generate far less traffic than the 

excess capacity of Quaker Ridge Road can absorb.   

 

(59) The proposed Specialty Hospital has lower traffic volumes than with prior 

institutional uses approved for the site by special permit, including IBM, 

Hudson Institute and the hospital approved in 1989, all of which were 

permitted up to 225 people on site at one time, as opposed to 129 for 

the proposed use.  92 of the maximum 129 persons on site at one time 

are patients, none of whom will have cars, and 37 employees on the 

maximum shift, many of whom would be shuttled.  In addition, other uses 

permitted in the R-80 district with no requirement of access to state 

roads (such as private schools, places of worship with associated religious 

school, and a governmental building), as illustrated on Table III.C-4 

(Appendix 5.K) and as updated in Appendix 30 (PowerPoint presentation 

to the Planning Board on 1/08/2019), would generate more traffic than 

the proposed use. 

 

(60) The 2016 Comprehensive Plan states that Quaker Bridge and Quaker 

Ridge Road are listed under priority capital improvements for 2015-2019, 

for resurfacing and rebuilding, which would seem to support the proposed 

use. 
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n. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Parking 

 

(61) All parking will be on-site, and there will be no street parking or use of 

municipal parking facilities.  The Town parking requirements for hospitals 

is one parking space for each patient and one space for each employee on 

the maximum shift.  Based on the Town requirement, a total of 129 spaces 

are required.  However, the actual parking requirements for the proposed 

Specialty Hospital will be far less than parking associated with a typical 

general hospital and will be more like a nursing home.  There will be no 

emergency rooms and no daily visitors.  The clients will not have their 

own vehicles on site, and so the proposed use is more like a nursing home, 

which requires less parking than a hospital use, or even less because 

visitation to nursing homes is not restricted.  For the Specialty Hospital 

use, visitation is limited so that patients may have visitors only one day 

per month, which will take place on a weekend, and only up to 25% of the 

patients may have visitation on any one weekend.  Accordingly, far fewer 

spaces than the required 129 will actually be needed or utilized at the site.   

 

65 parking spaces are proposed which will be provided by a combination 

of resurfacing the existing parking areas and creating new gravel parking 

areas as depicted on the drawing “Site Plan/Tree Plan/13% Max. Grade”, 

revision dated November 5, 2018, by Ralph G. Mastromonaco, PE, PC., 

and included with this submission.  An additional 64 spaces could easily be 

provided to meet the Town requirement should ever it become necessary 

in the future to do so.  Since the 129 spaces will not be required for the 

specific use, a parking waiver special permit is being requested from the 

Town.  As discussed in point #56, there will be an on-going parking 

utilization monitoring program, with required reporting to the Town. 
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o. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Energy 

 

(62) The Specialty Hospital will increase current electrical usage at the 

Property, although electricity was used in the past by the institutional uses 

that previously occupied the site.  The facility will be served by 

Consolidated Edison, which currently services the area.  Existing Con 

Edison facilities will be utilized, and the buildings’ electrical systems 

upgraded. 

 

(63) Energy efficiency will be emphasized in the restoration and operation of 

the buildings. 

 

(64) The Proposed Action will not have any significant adverse impacts on 

energy. 

 

p. The Proposed Action Will Not Have Any Significant Adverse 

Impacts on Sewer or Human Health 

 

(65) Two new septic systems will be installed to replace the old existing 

system.   

 

(66) There are currently several working septic systems on the HEWC site 

and these have been in existence since the 1920's.  The HEWC plans to 

completely rebuild the septic systems to modern standards.  The new 

HEWC septic system is to be monitored as part of the on-going 

responsibilities of the hospital’s facilities manager, unlike residential septic 

systems.  If a repair is needed to the HEWC system, it would be taken 

out of service completely until repairs are made.  This procedure 

eliminates any risk of adverse impacts, such that there will be no impact 

to any downstream areas. 
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(67) The Westchester County Department of Health (WCDOH) has 

witnessed and agreed with all the septic soil testing on the site and the 

results of the testing.  A WCDOH permit for the new septic system is 

pending and is expected shortly. 

 

(68) The property is not within the New York City watershed.  Therefore, no 

septic system reviews and/or approvals are required from the NYCDEP. 

 

(69) All medical waste, if any, which will be minimal, will be handled by a private 

medical waste disposal contractor, and be disposed of in accordance with 

all pertinent medical waste disposal regulations including a weekly pickup.  

With this type of level of care, the only medical waste generated by the 

program will be limited to medical “sharps” including needles for 

treatment of clients with diabetes and lancets to test client’s blood sugar 

levels, when needed.  Any other type of blood or other type of testing 

would be conducted off-site by a medical testing laboratory.  Generally, 

treatment programs with the number of beds/clients projected at the 

Specialty Hospital produce only minimal medical waste in the form of 

needles and/or lancets.  The very small quantity of this type of medical 

waste that will be generated is such that only a quarterly annual pick-up 

by the medical waste vendor is anticipated.  Thus, due to the limited 

nature and quantity that will be generated, and use of proper disposal 

techniques, there should be no significant adverse environmental impact 

to the character of the neighborhood due to medical waste. 

 

(70) Projected non-medical waste generation of approximately 4-5 tons per 

month is not significant, and will be handled by a private waste disposal 

contractor.  
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(71) Human health will be improved with the proposed Specialty Hospital 

because it will provide a private residential treatment program for 

individuals who are recovering from chemical dependency. 
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January 25, 2022 

 

Loretta Taylor, Chair 

Town of Cortlandt Planning Board 

Town Hall 

1 Heady Street 

Cortlandt Manor, NY 10567  

 

RE: JMC Project 14088 

Proposed Specialty Hospital 
 2016 Quaker Ridge Road 

 Town of Cortlandt, New York 

 

Dear Chairperson Taylor: 

 

This letter responds to comments contained in the letter from Zarin & Steinmetz, dated August 23, 

2021, regarding “Hudson Ridge Wellness Center, Inc. Case No. 6-15, CRHISD’s Comments on 

Responses to Public Hearing Comments”.   

 

The proposed project has recently undergone changes as a result of the Applicant’s meeting 

directly with the neighbors/neighborhood groups. While the original action proposed a maximum 

of 92 residential clients, with full occupancy expected after 5 years and an expected initial 

occupancy of 42 clients, the revised project will have a maximum 56 residential clients upon 

renewal of the Special Permit, with a maximum of 49 clients permitted by the initial approval, or 

such lesser number as the New York State Office of Addiction Services and Supports (OASAS) 

may require.  The 56 clients represent a reduction of 39% from the initial 92 proposed. 

 

The attached List of Stipulated Conditions previously submitted to the Planning Board remain in 

effect.  In addition, an augmented draft settlement agreement has been submitted to the neighbors 

for their consideration and pending agreement on the final landscaping design. 

 

The below responses reflect the current project with the reduced maximum of 56 clients. 

 

Comment No. 1 

 

Floor Plans Demonstrating Viability of Proposal 

 

CRHISD has asked repeatedly for floor plans demonstrating that 92 beds, together with all the other 

spaces needed for this proposed high-end, Betty Ford-like program, are viable within the existing buildings 

on the site. The Applicant erroneously contends that the "Planning Board has no authority over this issue." 
(Addendum at 4). We hope the Board had a chance to review the Town's Special Permit requirements, 

which mandate that this information be made available so that the Planning Board (and public) can 
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properly evaluate the "intensity of operation and character" of the proposed facility. Zoning Code § 307-

42A. 

 

Rather than supply the required floor plans, the Applicant's consultants (Cicero Consulting), who seem to 

specialize in assisting healthcare clients apply for certificates of need not architectural or building design-

provided a letter that appears to simply recite OASAS's minimum square footage requirements for the 

spaces required in the proposed facility. This allegedly totals 24,497 sf. They then conclude that there is 

"almost double the required square footage for the proposed 92 bed facility" because the seven existing 

buildings total 45,560 sf. (Appendix 54). This is not just an oversimplification but a completely flawed 

analysis. The question is not whether OASAS's minimum requirements are less than what the existing 

buildings offer. 

 

The question is how the Applicant is going to fit 92 Betty Ford-style beds and other high-end services into 

that square footage. CRHISD's experts say it can't. The Applicant had a chance to prove them wrong by 

simply offering floor plans or architectural drawings to substantiate its claim. It didn't. No one on behalf of 
the Applicant made any effort whatsoever to lay out the actual proposed program to see if and how it 

would fit within the existing buildings. All they did was provide a flawed mathematic calculation that does 

not credibly answer the question. 

 

We also note that the Addendum suddenly increases the available square footage within the seven existing 

buildings on the site by over 18% to 45,560 sf. The Applicant's March 2019 CEEAR states that the seven 

buildings "comprise a total of approximately 38,560 sf." (CEEAR at 37). While according to CRHISD's 

architect the outcome remains the same as under either scenario the existing square footage cannot 

accommodate a Betty Ford-like program, which is it? Shouldn't the Applicant know this basic information? If 

it is getting this basic information wrong, what else is it getting wrong? 

 

Response No. 1 

 

As noted above, as a result of direct discussions with the neighbors/neighborhood groups, the 

project has reduced its maximum number of residential clients from 92 to 56, a 39% decrease.  

This would increase the square footage per patient, further exceeding the minimum square footage 

requirements of OASAS.  OASAS will determine if the floor plans are adequate for 56 beds. 

 

The Applicant and its architect had several meetings with the neighbors and their architect, and the 

Applicant has made numerous modifications to the floorplans based on those discussions. 

 

Comment No. 2 

 

OASAS Communications 

 

The Applicant finally provided its communications with OASAS. The Applicant promised those 

communications would vindicate its failure to advance its OASAS application because OASAS asked that this 

local process play out first. The communications show nothing of the sort. OASAS apparently has hardly any 

information about this project. (Addendum Appendix 53). 

 
During the May 4th meeting, Planning Board Member Kessler rather explicitly requested each 

communication-emails, texts, letters, phone calls, etc.-that corroborated Mr. Baldwin's statement that 
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OASAS instructed the Applicant to complete the Town's review processes before conducting a prior 

consultation meeting with OASAS.  

 

The letters and emails in the Addendum confirm that OASAS did not advise the Applicant of this (no phone 

log or text messages were provided). There is also no evidence that OAS AS truly understands the extent of 

public controversy and concern over this proposal to locate an OASAS facility on a site in a residential 

neighborhood that does not comply with zoning. It appears the only knowledge that OASAS has about this 

project comes primarily from a newspaper article in 2016 and the Applicant's own website. (Addendum 

Appendix 53). 

 

As CRHISD has been telling the Board accurately, the communications between the Applicant and OASAS 

concern the Applicant oddly asking OASAS whether it needs certification under Article 32 of the Mental 

Hygiene Law. And OASAS won't answer this basic question until the Applicant submits a Certification 

Application, which it has not done. OASAS said: "OASAS has not seen any proposal from Hudson Ridge." 

(See Addendum Appendix 53, OASAS's August 23, 2019 letter). There is nothing in these communications 
about the Applicant seeking a prior consultation meeting. At no point is the Applicant ever told to stand 

down until the local process plays out. Indeed, OASAS never told the Applicant anything other than to 

submit its Certification Application. 

 

The Applicant represented to the Planning Board and public that OASAS has weighed in, and that it had 

documentation to prove its claim; yet, the Applicant has nothing. (See Video of May 4th Meeting, beginning 

at 1:06:52). So the question remains, why hasn't the Applicant proceeded before OASAS? And why did it 

misrepresent this fact? 

 

Moreover, enclosed as Exhibit "A" is a Memorandum from County Legislator Vedat Gashi confirming that 

the Applicant has not had any contact with the Westchester County Department of Community Mental 

Health ("DCMH"). Again, why not? CRHISD submitted a letter previously from Steven Rabinowitz, a former 

OASAS employee, explaining that applicants customarily seek initial feedback from OASAS and DCMH first, 

before embarking on the full local land use review process. The Applicant is insisting on doing it backwards, 

and after all this time it is still not clear why. One thing is now certain: it is not because OASAS (or DCMH) 

told the Applicant to do it this way. 

 

To be clear, this isn't a game of "gotcha" (although trust and credibility issues are not going away). This 

issue is important because we all may be wasting our time on a proposal that has no real shot at coming to 

fruition-at least not in the format it is being presented-if it cannot pass muster with OASAS and DCMH. Just 

like when the Planning Board asks applicants to obtain conceptual feedback from outside agencies during 

the land use review process, the Board should insist that this Applicant do so here. The Applicant has not 

even tried. 

 

Response No. 2 

 

OASAS is the authority issuing operating certificates to new chemical dependence treatment 

programs and to inspect and regulate those programs once they are established.  Prior consultation 

with OASAS’s Field Office and Local Governmental Unit is set-up to occur after local issues have 

been resolved, if possible, so that State and County regulatory bodies do not spend their time on a 
project that will either be changed (such as with the recent reduction from 92 to 56 beds) or is 
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unable to proceed locally. Please see also the Applicant’s submission of September 3, 2021 for 

further information regarding this issue, another copy of which is submitted herewith.  

 

Comment No. 3 

 

Community Character 

 

CRHISD has devoted a lot of attention during this Public Hearing process to describing how the proposed 

92-bed facility and its 120 daily traffic trips and other impacts would negatively harm the quality of life of 

the residents. (See, e.g., February 22, 2021 and March 23, 2021 submissions). CRHISD has submitted 

extensive evidence, both orally and in writing, demonstrating that the proposed use is incompatible with the 

character of Quaker Ridge Road and the established single-family residential neighborhood that has grown 

up around the site since Dr. Lamb operated a sanitarium a century ago. We trust the Board is familiar with 

CRHISD's community character concerns, and refer the Board to its prior submissions. 

 
The Applicant's response in its Addendum boils down to two main arguments: that the proposed specialty 

hospital (i) is consistent with the hospital that last existed on the site around 1948, and the other 

institutional uses that existed thereafter until around 1980, and (ii) is "not fundamentally different than any 

of the other non-residential uses permitted in the neighborhood." (Addendum at 15). 

 

The first argument fails because it completely ignores that the residential character of the community has 

changed drastically between 1948 and today, and thus the proposed facility would be wholly inconsistent 

with the present-day character of the neighborhood. We refer the Board again to the Maps submitted as 

Exhibit F to CRHISD's March 23rd submission-they depict how the area has transformed into a residential 

community over the past 40+ years. 

 

The Applicant ignores this irrefutable evidence about the surrounding residential community, relying instead 

on comparing the proposed facility only to prior historical uses on this site itself. This analysis is too narrow. 

Community character analysis is broader and focuses on whether a proposed use would harmonize within 

the surrounding community-in this case, one that has established itself as firmly residential for the past 4 

decades. (See cites to Town Comprehensive Plan, SEQRA Handbook, and Town Zoning Ordinance in 

CRHISD's February 23, 2021 submission). 

 

The second argument fails because other non-residential uses, such as schools, places of worship, and 

country clubs, would all serve the local community and offer destinations where residents could congregate 

and feel part of the community. They would contribute to the residents' sense of place and quality of life 

within their community. In contrast, the proposed wellness center is "fundamentally different" because it 

would not be integrated with the community; it would be off-limits to everyone except the affluent 

individuals who fly in from around the country for their stay. We remind the Board that "[r]esidential 

districts are intended to be free from uses other than residential uses, except those which are both 

compatible with and convenient to the residents of such districts." Zoning Ordinance § 307-S(A) (emphasis 

added). Again, this is a laudable concept, it just isn't allowed on this site under the Town's residential 

zoning. 

 

Notably, the Addendum does not address the hardship that the Applicant brought upon itself when it 
voluntarily acquired this site in a residential zoning district for its proposed "specialty hospital" even though 

this site does not satisfy the "frontage on a state road" special permit requirement. CRHISD has pointed 
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out many times that this requirement was adopted in 2004-6 years before the Applicant acquired the site. 

The Addendum does not explain why the Applicant took the risk it did (and then did nothing to get to know 

its neighbors and their concerns). 

 

Response No. 3 

 

The applicant and its professionals in conjunction with Town staff have studied, analyzed and 

concluded that a facility with 92 beds and accompanying staff will have no significant impact on 

traffic, water or character.  The agreed upon reduction of beds from 92 to 56 will further reduce 

any perceived impacts.   

 

No new buildings are proposed, so the scenic character of Quaker Ridge Road will be unchanged.  

Landscaping on the property will be significantly enhanced, screening neighboring views into the 

site.  The existing open space (approximately 75% of the property) will remain intact.   An 

enhanced landscaping design is being reviewed by the neighbors.   
 

Comment No. 4 

 

Recreational Use and Enjoyment of Quaker Ridge Road 

 

Related to community character, the Addendum contains bicycle and pedestrian traffic counts along Quaker 

Ridge Road for 2 days in April (a Saturday and Tuesday), for a 3-hour period each in the early to mid-

afternoon, to purportedly support its claim that the area roadways are not heavily utilized by bicycles or 

pedestrians. (CEEAR at 29). The Addendum alleges that during the six hours of counts, there was an 

average of 3 .67 bicycle trips and 1.17 pedestrian trips. (Addendum at 13). 

 

These limited counts go against the overwhelming public testimony during the Public Hearings that the area 

roadways are enjoyed frequently by residents and visitors to Greater Teatown for bike riding, walking, 

jogging, and other recreation. Indeed, some Planning Board Members and other attendees at the Site Visit 

on April 18 observed usage of Quaker Ridge Road greater than what these counts portray. Something 

seems wrong with these counts. No information was submitted regarding who conducted the counts. Nor 

was the back-up data provided to verify that the information in Addendum Table Bis accurate. Perhaps 

these 6 hours are not a sufficient sample size. 

 

CRHISD asks the Board to use its common sense to disregard the Addendum's counts in favor of the 

personal knowledge and experiences of the residents-who have been using the local roadways for recreation 

for decades, not 6 hours-and know first-hand how these roadways are used. See, e.g., Michelson v. 

Warshavsky, 653 N.Y.S.2d 622, 623 (2d Dep't 1997) (affirming denial of 3-lot subdivision where the 

planning board applied its "discretion and commonsense judgments" to the facts presented by owners of 

adjacent and neighboring parcels regarding flooding; the "long-term personal observations" by the neighbors 

were not general objections, but rather were "sufficient to raise legitimate and serious questions about the 

effect of the proposed subdivision"). 

 

The Applicant's basic lack of understanding how area residents and visitors to Greater Teatown use and 

enjoy Quaker Ridge Road for its scenery and natural setting, including the nearby Aqueduct trail, invalidates 
all the Applicant's conclusions about community character and the residents' quality of life in their 

neighborhood. 
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Response No. 4 

 

See Response 3. 

 

Comment No. 5 

 

Traffic - Supplemental Report from Bernard Adler, P.E. 

 

Enclosed as Exhibit "B" is a Supplemental Traffic Report, prepared by Bernard Adler, P.E., of The Chazen 

Companies, concluding that none of his comments in his prior Report (March 23, 2021) have been 

adequately addressed in the Addendum. For brevity's sake, the Board is referred to this Supplemental 

Report. 

 

CRHISD again urges the Planning Board to seek guidance on these issues from its traffic consultant 
(Provident Design Engineering). PDE should also be asked to confirm if the Applicant's responses to its last 

review memorandum, dated April 17, 2019, are satisfactory.  

 

Response No. 5 

 

See Response 3. 

 

Comment No. 6 

 

Building Code Compliance and Lighting - Supplemental Report from Ed Larkin, P.E. 

 

Enclosed as Exhibit "C" is a Supplemental Code Compliance Report, prepared by Ed Larkin, P .E., of The 

Chazen Companies, concluding that his comments in his prior Report (March 23, 2021) have either been 

ignored in the Addendum or not completely answered. The Board is also referred to Mr. Larkin's 

Supplemental Report. We have also enclosed both Mr. Adler's and Mr. Larkin's March 23rct Reports 

together with their Supplemental Reports for the Board's convenience. 

 

In sum, Mr. Larkin opines that the deficiencies in the Addendum include: 

 

• failure to submit a photometric plan 

 

• failure to submit sufficient information about the project's HV AC system and emergency generators 

(including their fuel truck delivery/storage requirements) 

 

• failure to submit a construction schedule and sequencing plan for bringing the old buildings into 
compliance with the NYS Building Code 

 

These matters relate directly to the Planning Board's SEQRA/Site Plan considerations. They cannot be 

punted to building permit review. 
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Response No. 6 

 

The Town of Cortlandt Building Inspector will review the drawings for compliance with Building 

Code and Fire Code in order to obtain a Building Permit. As noted in Response No. 1, floorplans 

for the formerly proposed 92-bed facility were supplied to the CRHISD neighborhood group which 

were reviewed by CRHISD’s architect. 

 

Comment No. 7 

 

Shuttle Program and Staffing 

 

CRHISD requested that the Applicant update Table S 1, entitled "Number of Employees Entering/Exiting 

the Site by Shift," to state definitively how many employees would be expected to use the shuttle and when. 

Related to this, CRHISD also asked for the staffing schedule to be confirmed because the Applicant had 
presented a new, different, and less specific schedule to the ZBA in October 2019 (it did not show FTEs by 

shift) (See Exhibit J to CRHISD's March 23, 2021 submission, and reproduced in Addendum Appendix 

42D). All this information would allow the Board, its traffic consultant, and the public to understand and 

opine on the shuttle program, as well as the project's traffic, community character, noise, and other impacts 

related to new cars at new times on the local, narrow, and dark rural roads. 

 

The Applicant provided none of this. The Addendum instead simply references Appendix 37 in its March 

2019 CEEAR, and recites the hours for the 4 shifts. This information predates the new staffing schedule 

submitted to the ZBA in October 2019-which also appears to contain more than 4 shifts as employees 

would be coming and going early in the morning and late at night, including a shift starting at midnight. 

(See Addendum Appendix 42D). 

 

Neither the Addendum nor CEEAR Appendix 37 answer the question: how many employees will be using 

the 2 shuttle vans per shift? The Addendum (p. 7) says the number will "vary," and Appendix 37 says it 

would be used by a "substantial portion" of lower-level employees. Table S 1 previously specified the actual 

number of employees that would use the shuttle-only it was prepared in 2016 and had other 

inconsistencies pointed out in our March 23rd submission. (Table S 1 is attached as Exhibit "D"). 

 

And the inconsistencies continue here too. The Addendum says on page 8 that "there is no shuttle for the 

10:00 PM entering and 6:00 AM exiting employee shift," but the Addendum also says on pages 9 and 20 

that "there are limited employee arrivals/departures at the night shift change at 10:00 PM with the use of 

the two shuttle vans." (Emphasis added).  

 

In short, Table S 1 must be updated based on a definitive staff schedule and be free of contradictions. 

 

Additionally, we refer the Board to Mr. Adler's Reports for comments about demonstrating the viability of 

using FDR Park and other off-site locations for shuttle parking, which CRHISD also raised in its July 8, 2021 

submission. The Applicant did not provide this information either. 
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Response No. 7 

 

Since the use of the shuttle vans will be a condition of the project’s approval, the Applicant will be 

responsible for continuously securing a sufficient off-site staging area(s) for employee parking, as 

required.  It is expected that certain employees would use public transportation and would be 

transported between the site and the public transportation by the shuttle vans. 

 

In addition, with the reduction in the number of beds there will also be a reduction of parking 

needs, with the reduction in the number of employees. 

 

Comment No. 8 

 

Proposed Use and Size of Each Building 

 
The information provided in the Addendum (p. 8) regarding the proposed uses of each building do not 

match the uses identified on the Title Sheet of the 2019 Site Plan. And as mentioned above, the square 

footages shown on the Title Sheet do not correspond to the square footages identified in Addendum 

Appendix 55. All this information must be reconciled and resubmitted so that the Board and public knows 

the size and proposed use for each building. Without this information, the impacts relating to the use of 

each building on adjoining neighbors – some of whom are just steps away-cannot be evaluated. 

 

Response No. 8 

 

The reduction from 92 to 56 beds will lessen the intensity of use of Building #1 in particular, which 

would house the majority of the patients.  The use of other buildings with regard to providing 

ancillary housing for patients is to be reviewed given the reduction of beds.  There will also be a 

reduction in the number of employees. 

 

Comment No. 9 

 

Without belaboring the point, CRHISD has repeatedly called upon the Applicant to reveal who is behind the 

project and what qualifications and experience he/she has to operate this facility modeled after the Betty 

Ford Clinic. This was a chance for the Applicant to put those questions to rest. Instead, it again obfuscated 

and told this Board and the public that they shouldn't care about experience because "full-time, experienced 

professional management" will run the facility under the regulation of OASAS. (Addendum at 6). 

 

Were this not a Special Permit Use, maybe the answer would be sufficient. If the Applicant did not need an 

OASAS license, possibly the Applicant could ignore the inquiry. But in the land use context before your 

Board (and the ZBA), these issues must be addressed and answered. With the mounting inconsistencies 

and misrepresentations each time the Applicant provides a new submission, it becomes all the more 

important to know who is behind this facility and why he/she should be trusted to develop it. Given the 

persistent unanswered questions, and the unrefuted data showing that the proposal is not feasible, all 

indications are that the Applicant cannot be. 
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Response No. 9 

 

The Applicant has been in active, direct, and personal discussions with the neighbors/neighborhood 

groups for several months.  This comment is therefore no longer pertinent.  

 

Sincerely, 

 

JMC Planning Engineering Landscape Architecture & Land Surveying, PLLC 

 

Robert B. Peake 

 

Robert B. Peake, AICP      

Planner      
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CHALLENGES OF NON-RESIDENTIAL DEVELOPMENT 
IN A R-80 ZONE DISTRICT

Edward Kim

3 Quaker Hill Ct E

Cortlandt, NY 10520



NON-RESIDENTIAL DEVELOPMENT IN R-80 ZONE REQUIRE 
SPECIAL CONSIDERATIONS

• The former Hudson Institute’s 20.83-acre parcel should be carefully evaluated for any non-residential 
development due to the lack of water and sewage infrastructure in this R-80 zone area.

• Any high-density non-residential equivalent, such as the Hudson Ridge Wellness Center, in a R-80 zoned 
district is simply too big of a facility to operate, without proper infrastructure to handle such demand, 
especially in an environmentally sensitive area like the Teatown area.  

• Even the Applicants have highlighted in their submission the Town’s 2004 Master Plan’s decision to 
eliminate SRC (Special Reuse and Conservation Development) zoning of the former Hudson Institute site 
in Policy 34, because of the lack of infrastructure in the area to support the increased housing density.  

• The Applicants must illustrate how a hospital, without access to municipal water and sewage 

services, can properly operate without severely impacting its surrounding neighborhoods and 

environmentally sensitive area.



WATER USAGE



Source: Applicants’ Attorney Letter to the Planning Board, March 23, 2021, Page 9 

APPLICANTS ERRONEOUS WATER USAGE ASSESSMENT



 

133 
 

determine the precipitation rate during an extreme drought period, defined as a 

one-year-in-thirty event.  Based upon the graph (see Figure 2 in Appendix 5.H), the 

extreme drought precipitation rate was 71 percent of the average annual 

precipitation, or 36.0 inches.  Based on this data, recharge under drought conditions 

to both parcels would be 21,600 gpd (15 gpm), (approximately 9,200 gpd for the 

20.8-acre parcel and approximately 12,400 gpd for the adjacent vacant 27.8 acre 

parcel), still well above the total consumptive use of 1,900 gpd.  Thus, recharge and 

water consumption to the proposed HRWC will not be oversubscribed and 

recharge would be more than adequate under both normal and drought conditions. 

 

Alternative Development 

 

An alternative use of the properties (combined total of 48.6 acres) would be a 

residential development.  Based on zoning requirements mandating a minimum lot 

size of 80,000 square feet, a minimum of 20 and a maximum of 24 homes could 

potentially be developed on the two parcels. 

 

Assuming a water demand of 550 gpd per home (NYSDOH Wastewater Treatment 

Standards Residential Onsite Systems ² Appendix 75-A, March 16, 2016) the water 

demand of the residential development would range from 11,000 gpd (7.6 gpm) to 

13,200 gpd (9.2 gpm).  The consumptive demand (after 85% return through the 

septic systems) would range from 1,650 gpd to 1,980 gpd.  This range in 

consumptive demand is similar to the projected consumptive demands (1,900 gpd) 

of the proposed HRWC. 

 

Potential Off Site Impact Concerns 

 

Groundwater recharge to the Specialty Hospital site demonstrate that there is 

substantially more than sufficient water available to meet the Specialty Hospital 

water demands and that pumping the HRWC wells should not have any impact on 

offsite neighboring wells.   

Source: Consolidated EEA Report FINAL 03-28-2019, page 133

APPLICANTS ERRONEOUS WATER USAGE ASSESSMENT

The Applicant’s used NYSDOH 
Wastewater Treatment Standards, 
where NYSDOH states -
Designs for new construction shall be 
based upon a minimum daily flow of 110 
gallons per day per bedroom. 

BUT this is for wastewater treatment 
standard, not the actual household 
water usage.

Cortland Planning Board should only 
focus on the 20 acre parcel and not the 
combined 48.6 acres, since Cortlandt 
does not have jurisdiction of New 
Castle’s 28 acre parcel.



LEWISBORO GROUND WATER SUPPLY REPORT/ 
WESTCHESTER DEPT OF HEALTH GUIDELINES

https://www.lewisborogov.com/cac/page/ground-water-supply-report

   
GROUND-WATER SUPPLY OVERVIEW 

OF THE  
TOWN OF LEWISBORO, NEW YORK 

 
 

SUMMARY 
 

The Town of Lewisboro is comprised of six hamlets encompassing approximately 29 square 

miles.  Local drainage is to nearby surface water bodies and regionally water drains south and west 

towards the Muscoot Reservoir as part of the Croton River Basin, with the exception of the Vista and 

Lewisboro areas, which drain south to the Silvermine River Basin.  The area is underlain by bedrock 

of the Manhattan Prong, which includes metamorphic gneiss, schist and carbonate rock.  The bedrock 

generally is productive enough to support individual domestic needs, with the carbonate rocks 

providing higher yielding wells.  Saturated unconsolidated material above the bedrock is of limited 

thickness, however, stratified glacial-drift deposits potentially capable of supporting higher-yielding 

wells have been identified near most wetland areas in the Town. 

Based on the 2000 Census data, the Town population is approximately 12,324.  Westchester 

County Department of Health guidelines indicate the average daily water demand per person is 

75 gallons.  For an average family size of 3.25 people per household, the average potable use is 

approximately 250 gpd (gallons per day), or approximately 925,000 gpd for the entire town.   

Recharge to the underlying bedrock ranges from 8.30 to 9.87 inches per year or 

approximately 670 gallons per day per acre.  This recharge rate to the Town of Lewisboro is 

equivalent to 12.4 million gallons per day, well above the estimated daily water needs.   

This recharge rate is reduced to approximately 6.75 inches during periods of extreme drought 

(defined as a one-year-in-thirty occurrence) or approximately 500 gallons per day per acre.  Total 

recharge to the Town during periods of drought is reduced to 9.3 million gallons per day, a recharge 

rate that is well above the average demands.  During periods of drought, conservation measures can 

reduce the overall daily water demands.    

Most of Lewisboro is served by individual wells and septic systems.  On an annual basis, 

85 percent of the water being pumped from the individual water supply wells gets returned back into 

the ground.  Consequently, the underlying aquifer is not usually impacted by most conventionally 

developed areas.  For areas with sewage treatment, water use is nearly 100 percent consumptive 

because treated water is generally discharged to nearby surface water bodies and does not recharge 

the local ground-water system.       
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HOW SHOULD WATER USAGE BE COMPARED?

• Cortlandt Planning Board should only consider the 20-acre parcel, not the 48+ acres the 
Applicants state, since the 28+ acres are within New Castle’s jurisdiction.  

• Cortlandt’s 20-acre parcel is in a R-80 zone, thus the maximum sub-divisions would be 10.

• Town of Cortlandt’s average family size is 2.8 people per household, based on 2010 Census.

• And if we apply the following data to calculate a residential water usage:

• The average number of people per household of 3

• 10 single-family dwellings in the 20 acre lot

• 75 gallons of daily water use per person



WATER USAGE COMPARISON

Proposed Hudson Ridge Wellness Center Water Usage Calculation
Usage Type Number Usage Rate (gpd)1/ Water Demand (gpd) 
Hospital Beds 92 110 10,120 

Staff 86 15 1,290 

Garage/Office Building 400 sf 0.1 gpd/sf 40 

Outbuilding Beds 6 2/ 110 660 

Staff Residence 3 bedrooms 110 gpd/bdr 330 

Building 2 3/ 220 

Total Average Daily Flow (gpd) 4/ 12,660 

Total Average Daily Flow (gpm) 8.8 

HRWC Water Usage Calculation based on revised submission
Usage Type Number Usage Rate (gpd)1/ Water Demand (gpd) 
Hospital Beds 58 110 6,380 

Staff 43 15 645 

Garage/Office Building 400 sf 0.1 gpd/sf 40 

Outbuilding Beds 6 2/ 110 660 

Staff Residence 3 bedrooms 75 gpd/bdr 225 

Building 2 3/ 220 

Total Average Daily Flow (gpd) 4/ 8,170 

Total Average Daily Flow (gpm) 5.7 

Residential Home Water Usage (based on Cortlandt's Avg HH Size)

Usage Type

Parcel 
Size 

(Acres)
# of 

Homes
Avg HH 
Size 1

Usage Rate 
Per Person 
(gpd) 2

Water 
Demand 

(gpd)

% of HRWC 
Water Usage @ 

92 Beds

% of HRWC 
Water Usage @ 

58 Beds
Residential 
Home 
(Cortlandt 
Only) 20.83 10 3 75 2,250 563% 363%
Residential 
Home 
(Cortlandt 
Only) 20.83 10 6 75 4,500 281% 181%

1 Average Household Size in Town of Cortlandt (Source: Town of Cortlandt Population, 
released December 2012)
2 The WCDH assumes an average daily usage of 75 gallons per person per day for 
new residential housing supplied by a metered community supply or by individual 
domestic wells.

Source: Consolidated EEA Report FINAL 03-28-2019, page 131



WATER USAGE

• The propose number of 92 patients + 86 staff employees would be more than 5x of 
residential water usage.

• Even at the reduced number of 58 patients + unknown number of employees, Hudson 
Ridge Wellness Center will most likely use 3x of residential water usage.

The Applicant’s water use claim has not clearly demonstrated that 
they are equivalent to residential use, not even “similar.”



WATER USAGE CONCLUSION

What the Applicants have demonstrated is the impact of daily water usage 
to the nearby residential well water levels, based on a 72 hour water 
pumping test, but what is the long-term effect of a hospital using 3x – 5x 
of residential water usage on a 20-acre parcel?



SEPTIC SYSTEM COMPARISON



PROPOSED HRWC SEPTIC SYSTEM

The Applicants have proposed a wastewater 
disposal system with multi-storage chambers 
of about 250,000 gallons, based on 12,400 
gallons per day with equivalent to 20 days of 
wastewater flow. 

Why do the Applicants need a system that can 

hold 250,000 gallons of  wastewater with 20 
days storage capacity?

Ralph G. Mastromonaco, PE PC Consulting Engineers 

RALPH G. MASTROMONACO, P.E., P.C.RALPH G. MASTROMONACO, P.E., P.C.RALPH G. MASTROMONACO, P.E., P.C.RALPH G. MASTROMONACO, P.E., P.C. Civil / Site / Environmental   Civil / Site / Environmental   Civil / Site / Environmental   Civil / Site / Environmental   

Consulting Engineers www.rgmpepc.com 
13 Dove Court, Croton-on-Hudson, New York 10520  

Tel: (914) 271-4762   Fax: (914) 271-2820  
 
 
 
Extraordinary Wastewater Treatment Processes at the HEWC Site 
 
Hudson Wellness and Education Center 
Quaker Ridge Road, Town of Cortlandt, New York 
 
March 20, 2019 
 
The proposed wastewater disposal system for the project has the approval of the Westchester 
County Department of Health and a (SPDES) discharge permit from the Department of 
Environmental Conservation. 
 
The proposed system is unique in that there are several important features that greatly enhance 
the reliability of the treatment process, far above that of a typical septic system.  These 
additional or supplemental features were not required by any agency and were voluntarily 
provided by the applicant at its expense.  These are described as follows: 
 
1. Galley Disposal Chambers:  Instead of small pipes as found in typical septic systems, 
the HEWC plant uses 2100 linear feet of 4 x 4 x 4 foot concrete chambers to store and distribute 
the treated wastewater.  The storage volume of the chambers is about 250,000 gallons which is 
significantly more than the few thousand gallons of storage if this had been designed as a 
conventional septic system.  Further, for context when compared to the daily flow of about 
12,400 gallons per day, the raw storage in the subsurface system is equivalent to 20 days of 
wastewater flow.  This is a significant advantage to regulating the diurnal peaks of flow. 
 
2. Electrical Generation:  The proposed wastewater system will have a dedicated 
automatically operated electrical generator to handle any power outages. 
 
3. Recirculating Gravel Filter (RSF): 
 
Completely distinct from a typical septic system, the HEWC system will use an RSF to further 
polish and treat the effluent from the septic tanks, thereby reducing BOD, Total Suspended Solids 
and other parameters of the effluent prior to discharge to the subsurface soil layers. 
 
The US EPA lists various results from installed RSF’s as indicated herein.  Large reductions were 
measured in BOD, TSS, TKN, TN and Fecal Coliform. 
 
From U.S. Environmental Protection Agency under Assistance Agreement No. CX824652: 
 

The recirculating sand filter (RSF) concept was introduced in the late 1960s and 
early 1970s by Hines and Favreau, public health engineers from Illinois who were 
experimenting with sand filter designs.  An RSF system is a modified version of 
the old-fashioned, single-pass open sand filter.  It was designed to alleviate the 
odor problems associated with open sand filters.  The noxious odors were 
eliminated through recirculation, which increases the oxygen content in the 
effluent that is distributed on the filter bed. 

  



RESIDENTIAL SEPTIC SYSTEM

• If we compare 10 residential homes on Cortlandt’s 20-acre parcel, the Applicants’ septic 
system would be 20x greater than that of 10 residential size septic systems (based on 
standard 1,250-gallon capacity tank).  

• Any damage or leakage from the septic system would severely impact the surrounding 
environment and the nearby watershed area, in fact a portion of the new septic system will be 
within the periphery of the Indian Brook Reservoir watershed.  

• A single residential home septic system failure would not severely impact the surrounding land 
but what would happen if Hudson Ridge Wellness Center’s 250,000 gallon septic system fails?
• 250,000 gallon septic system would be equivalent to 200 homes in the R-80 zoned district – that would 

require 400 acres, not 20 acres.



TRAFFIC VOLUME CONSIDERATION



TRAFFIC VOLUME CONSIDERATION

• The Applicants state a 92-bed hospital would generate far less traffic than the additional 
capacity of Quaker Ridge Road would absorb, based on their estimate of 60 cars/120 trips 
per day.

• The Applicants also state “the proposed use will generate much less traffic than other non-
residential uses permitted on the property as-of-right – such as religious, school, and 
government uses.”

• While the Applicants’ traffic volume estimate would be below Quaker Ridge Road’s 800 trip 
capacity, the Planning Board should also consider the following:
• the average residential traffic volume of 10 homes or less within the 20-acre parcel, where it would be 

approximately 20 cars (assume 2 cars per house) for a total of 40 trips per day.  
• Other non-residential uses would not operate on a 24/7 basis
• All commercial truck deliveries and garage/recycling pickups should be included in the assessment

• A residential development of less than 10 homes would generate 67% less traffic volume 
than Hudson Ridge Wellness Center.



NEW CASTLE PARCEL



NEW CASTLE PARCEL SHOULD NOT BE CONSIDERED

• What recourse does Town of Cortlandt have if the Applicant’s decide to sell the 28-acre 
parcel in New Castle to a non-affiliated buyer, who then decides to sub-divide and develop 
the New Castle lot with residential homes?

• Town of Cortlandt must make its determination based solely on the 20-acre parcel.

• Greatest environmental impact will be on the Cortlandt parcel, since all the buildings/patients 
are located in Cortlandt with no new structures planned for New Castle parcel.



WHY POSITIVE DECLARATION IS NEEDED



WHY THE PLANNING BOARD SHOULD MAKE A POSITIVE 
DECLARATION

There are many issues and concerns our community have raised to the Planning Board about a 
non-residential development in a R-80 zoned district, and the Applicants have provided 
inconsistent or no response to our concerns, such as:

• Need for proper comparison of Residential and Hospital water usage and septic system

• Traffic volume concerns, especially commercial deliveries and increased passenger car traffic

• Lack of clarity on their staffing, parking and shuttle service plans

• Potential 24/7 lighting plans will completely change the overall character of the “bucolic and 
tranquil” part of the Teatown area. 

• Non-expansion of current buildings and non-use/non-sales of adjoining property in New 
Castle agreement



APPENDIX



The Town of Cortland Master Plan 7/9/04



APPLICANT’S WATER USE FOOTNOTES

Source: Consolidated EEA Report FINAL 03-28-2019, page 131
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based on full occupancy, which is anticipated to take 5 years from opening.  The 

proposed water demand for maximum occupancy is summarized on the table 

below. 

 

Usage Type Number Usage Rate1/ 

(gpd) 
Water 

Demand (gpd) 

Hospital Beds 92 110 10,120 
Staff 86 15 1,290 
Garage/Office Building 400 sf 0.1 gpd/sf 40 
Outbuilding Beds 62/ 110 660 
Staff Residence 3 bedrooms 110 gpd/bdr 330 
Building 2 3/   220 
Total Average Daily Flow (gpd) 4/ 12,660 
Total Average Daily Flow (gpm) 8.8 

 

1/  Usage rate approved by WCDH in a letter dated December 14, 2017.  A copy 
of the approval letter is included in Appendix 13.D. sub-appendix V. 

 

2/  Note that the six outbuilding beds are to serve the maximum 92 patients, but 
because they are located in different buildings, WCDH requires a separate 
accounting of each bed.  

3/  Note that because of the low flow demands, Building 2 is anticipated to use an 
existing septic system which is located away from any restrictive distances in 
order to minimize site disturbance. 

4/  Note that the average daily flow for the first year is estimated at 6,855 gpd (4.8 
gpm) based on 41 patients and 73 staff. 

 

This proposed Specialty Hospital will be served by an in-ground septic system for 

sewage disposal, which was approved by the WCHD on January 25, 2019 (Appendix 

32).  Because all water used indoors is discharged to the septic leaching fields, this 

has the effect of increasing recharge to the groundwater beneath the site.  On an 

annual basis, approximately 85 percent of water used indoors is returned to the 

ground by septic systems through percolation from the leach field.  As a result, the 

total consumptive use, or water lost from the groundwater system, would be 

approximately 15 percent of the average water demand or approximately 1,900 



TOWN OF CORTLANDT POPULATION ESTIMATES
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(b) Designs for new construction shall be based upon a minimum daily flow of 110 gallons per day per 
bedroom.  Other design flows listed in Table 1 may be applicable for systems receiving wastewater from 
dwellings equipped with older plumbing fixtures or waterless toilets. 

 

TABLE 1 
DAILY DESIGN FLOWS 

Plumbing Fixtures 
(based on manufactured date) 

Minimum Design Flow 
(gallons per day per bedroom) 

Post-1994 Fixtures 
1.6 gallons/flush toilets 

2.5 gallons/minute faucets & showerheads 
110 

Pre-1994 Fixtures 
3.5 gallons/flush toilets 

3.0 gallons/minute faucets & showerheads 
130 

Pre-1980 Fixtures 
3.5+ gallons/flush toilets 

3.0+ gallons/minute faucets & showerheads 
150 

Waterless Toilets (e.g., composter) 
(graywater discharge only) 75 

 
75-A.4 Soil and Site Appraisal. 
 
(a) Site Investigation. 
 
 (1) Areas lower than the 10 year flood level are unacceptable for on-site systems. Slopes greater than 

15% are also unacceptable. 
 
 (2) There must be at least four feet of useable soil available above rock, unsuitable soil, and high seasonal 

groundwater for the installation of a conventional absorption field system (75-A.8(b)). 
 
 (3) Soils with very rapid percolation rates (faster than one minute per inch) are not suitable for subsurface 

absorption systems unless the site is modified by blending with a less permeable soil to reduce the 
infiltration rate throughout the area to be used. 

 
 (4) Subsurface treatment systems and components of the sewage system shall be separated from 

buildings, property lines, waterbodies, utilities and wells, to maintain system performance, permit repairs 
and reduce undesirable effects of underground sewage flow and dispersion. Table 2 lists the acceptable 
minimum separation distances from the various components of onsite wastewater treatment systems.  

 
 (5) Once the required infiltration area is determined by daily flow, percolation tests and soil evaluation, 

the required useable area of the property for subsurface treatment can be found. An additional useable 
area of 50 percent shall be set aside for future expansion or replacement whenever possible. 

 
 
 

 
 
 

UNOFFICIAL COMPLIATION OF CODES, RULES AND REGULATIONS OF THE STATE OF 
NEW YORK TITLE 10. DEPARTMNET OF HEALTH. CHAPTER II. PART 75. STANDARDS FOR 

INDIVIDUAL ONSITE WATER SUPPLY AND INDIVIDUAL ONSITE WASTEWATER 
TREATMENT SYSTEMS. APPENDIX 75-A. 

 
 

APPENDIX 75-A 
WASTEWATER TREATMENT STANDARDS - RESIDENTIAL ONSITE SYSTEMS 
(Statutory Authority:  Public Health Law, 201(1)(l)) 

 
 
 
SECTION 
 
75-A.1 Introduction 
 
75-A.2 Regulation by other agencies 
 
75-A.3 Sewage flows 
 
75-A.4 Soil and site appraisal 
 
75-A.5 House or building sewer 
 
75-A.6 Septic tanks and Enhanced Treatment Units 
 
75-A.7 Distribution devices 
 
75-A.8 Conventional subsurface treatment systems 
 
75-A.9 Alternative subsurface treatment systems 
 
75-A.10 Other systems 
 
75-A.11 Specific Waivers 
 
 
 
 
 

Effective Date of March 16, 2016 
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Good evening, Chairperson Taylor and Members of the Planning Board. 

My name is Edward Kim and I live on 3 Quaker Hill Ct East, near the Applicants’ proposed 

non-residential facility.  I have reviewed the Applicants’ submitted materials and have 

noticed some inconsistencies that I would like to address on water usage, septic system and 

traffic volume.  

Slide 2 - I know the Planning Board has discussed and heard about the well water testing from 

both the Applicants’ and community’s hydrologists, and other experts on the environmental 

impact of the 20-acre parcel for the past 6, now 7, years; but I would like to identify some the 

inconsistencies in the Applicants’ submissions and why a high-density non-residential 

development should not be allowed in a R-80 zone district, especially in an environmentally 

sensitive area such as the former Hudson Institute.  Even the Town has decided to eliminate 

“Special Reuse and Conservation Development” zoning of the former Hudson Institute site 

due to the lack of infrastructure to support the increased housing density, in the Town’s 2004 

Master Plan.   

The proposed site development is simply too big when compared to an equivalent residential 

housing alternative, based on the R-80 zoning requirements the maximum residential housing 

development would be less than 10 homes.  If we apply Cortlandt’s average household size 

of 2.8, the total number of people residing on a 20-acre parcel would be 28 – a much higher 

number of non-resident patients plus employees will definitely impact the water usage, septic 

system and traffic volume.   

The Applicants must illustrate how a non-residential facility without access to municipal water 

and sewage services can properly operate without severely impacting its surrounding 

neighborhoods and the environment. 

 

Water Supply: 
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Slide 4 - “The Applicants claim they have demonstrated that the traffic and water usage 

generated by the hospital would be similar to that of 20-24 lot subdivision.”  But I believe this is 

incorrect.   

Slide 5 - In the Applicants’ Consolidated Expanded Environmental Assessment Report, they 

have stated the following – “an alternative use of the properties (combined total of 48.6 

acres) would be a residential development. Based on zoning requirements mandating a 

minimum lot size of 80,000 square feet, a minimum of 20 and a maximum of 24 homes could 

potentially be developed on the two parcels.” This assumes all of the 48.6 acres are usable 

land, no water or wetlands are on the parcels, which we know is not true. 

“Assuming a water demand of 550 gpd per home (NYSDOH Wastewater Treatment Standards 

Residential Onsite Systems – Appendix 75-A, March 16, 2016) the water demand of the 

residential development would range from 11,000 gpd (7.6 gpm) to 13,200 gpd (9.2 gpm). 

The consumptive demand (after 85% return through the septic systems) would range from 

1,650 gpd to 1,980 gpd. This range in consumptive demand is similar to the projected 

consumptive demands (1,900 gpd) of the proposed HRWC.” 

However, there are a few inconsistencies to the Applicants’ calculations, such as: 

1) The Planning Board should make its determination based on how a non-residential 

facility’s impact to the surrounding environment would compare to a maximum 

residential development within Cortlandt’s 20-acre parcel, which would be less than 10 

homes, NOT 20-24 homes.  The Cortlandt Planning Board would not have any 

jurisdiction of New Castle’s 28-acre parcel, unless there is an agreement between the 

two towns to review and jointly make a determination. 

2) The Applicants assumed a water demand of residential dwellings to be 550 gpd per 

home, but this is incorrect.  The Applicants used the standard residential septic system 

requirement, NOT the standard water demand per household – which is 75 gpd per 

person. 

3) Slide 6 – I based the 75 gallons per day per person from Lewisboro’s Ground Water 

Supply Report, where it referenced Westchester County Department of Health 

guidelines indicate the average daily water demand per person is 75 gallons.   
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4) Slide 7 - I have also referenced the same 75 gallons per person per day from State of 

Minnesota, as you can see on the slide. Also, if you’ll notice Hospital water usage is 

much higher at 150-250 gallons per bed per day. 

5) Slide 8 – If we apply the following data to calculate a residential water usage: 

a. Average number of people per household in Cortlandt is 2.8, let’s round it to 3 

b. 10 single-family dwellings in the 20-acre lot 

c. 75 gallons per person per day 

6) Slide 9 - If we compare the Applicants’ daily water usage of 12,660 gpd to 10 

residential home water usage, you can see the proposed facility’s demand for water is 

more than 550%.  Even at the reduced number of patients of 58, the proposed facility 

would use more than 300% than the residential homes. 

7) Slide 10 - The Applicants’ water usage claim has not clearly demonstrated that they 

are equivalent to residential use, not even “similar.”   

8) Slide 11 – While the water testing was conducted over a 72-hour period, however, if 

the proposed facility uses 6 times the residential water usage over a long-term period, 

we need to better understand the full impact of the Applicants’ water demand.  

Ultimately, if the well water supply is significantly reduced due to overuse, what the is 

recourse and will the Town or the Applicants have a contingency plan to remediate 

the water supply for the nearby homes?   

 

Septic System: 

Slide 13 - Another concern I would like to point out is the Applicants’ proposed wastewater 

disposal system of using multiple chambers totaling 250,000 gallons of wastewater storage 

capacity of 20 days.   

Slide 14 - Again, if we compare to equivalent 10 homes on Cortlandt’s 20-acre parcel, the 

Applicants’ septic system would be 20x greater than that of the 10 residential size septic 

systems (based on standard 1,250-gallon capacity tank per residential home).  Any damage 
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or leakage from the proposed facility’s septic system would severely impact the surrounding 

environment and the nearby watershed area, in fact a portion of the new septic system will 

be within the periphery of the Indian Brook Reservoir watershed.  A single residential home’s 

septic system failure would not severely impact the surrounding land but imagine 200 homes 

all having septic system failure at the same time (which would be the equivalent to Hudson 

Ridge’s new septic systems) – to put that into perspective, 200 homes in the R-80 zone district 

would be more than 400 acres – that would be a significant environmental impact.   

Traffic Volume: 

Slide 16 - The Applicants have stated the proposed facility would generate far less traffic than 

the additional capacity of Quaker Ridge Road would absorb, based on their estimate of 60 

cars/120 trips per day. 

 

While the Applicant’s traffic volume estimate would be below Quaker Ridge Road’s 800 trip 

capacity, the Planning Board should also consider the average residential traffic volume of 10 

homes which would be about 20 cars (assume 2 cars per house) @ 40 trips per day.  A 

residential development of less than 10 homes would generate 67% less traffic volume than 

Hudson Ridge Wellness Center.   

Slide 18 - And lastly, the Planning Board must make its determination solely on the 20-acre 

parcel in Cortlandt, while coordinating with Town of New Castle to ensure the Applicants and 

their affiliates do not sell the New Castle parcel to a non-affiliate if the proposed facility is 

approved by both towns. 

Slide 20 - Please note, I am not objecting to the Applicants’ desire to develop a treatment 

facility in Cortlandt, but I am objecting to a non-residential development that would have 

greater environmental stress on a 20-acre parcel in a R-80 residential zone district.  A high-

density non-residential housing equivalent, such as a 92-bed (or 58-bed) facility is simply too 

big to operate, without proper water and sewage infrastructure to handle such demand, 

especially in an environmentally sensitive area such as the Teatown region.   
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The Planning Board should, and must, consider how a non-residential development that 

would exceed the equivalent residential dwellings could impact on the environment and its 

surrounding neighborhoods in a R-80 zone district that lack any water and sewage 

infrastructure.  I ask the Planning Board to make a positive declaration. 

Thank you for your consideration. 
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Vedat Gashi 
) . 

Legislator, 4th District 
Chair, Public Works & Transportation 
Vice Chair, Budget & Appropriations 

Dear Neighbor, 

BOARD OF LEGISLATORS 

. ci.c of tfu i'copk o_f'llbtcfrc:;tcr(11u.~t.~_fonncr JOO year.; 

January 26, 2022 

Member of Committees 
on Law & Major Contracts 
and Legislation Committee 

Please find attached hereto an updated report from the· Westchester County 
Department of Community Mental Health, confirming that, as of January 25, 2022, 
there has been no contact or communication by Hudson Ridge Wellness Center, 
Inc, with Westchester County or NYS OASAS. 

Should you have any further questions or need assistance, please feel to reach 
out we will do all we can to help. 

Sincerely, 

Enclosure. 

Tel: (914) 995-2848 • Fax: (914) 995-3884 • E-mail: Gashi@westchesterlegislators.com 

800 Michaelian Office Bldg. 148 Martine Avenue. White Plains, NY. 10601 • V.'Vi'w.westchesterlegislators.com • 914.99~·.2800 {main vo1ce1 



Gashi, Vedat 

From: 
Sent: 

Orth, Michael < mmo6@westchestergov.com > 
Wednesday, January 26, 2022 5:13 PM 

To: Gashi, Vedat 
Subject: Fwd: FW: Hudson Ridge Wellness Center, Inc. 

From: Orth, Michael <mmo61lvwestchestenwv.com> 
Sent: Tuesday, January 25, 2022 4:29 PM 
To: LoBello, Elizabeth <esll@westchestergov.com>: Glazer, Joseph <JGlazera westchestergov.com> 
Subject: RE: Hudson Ridge Wellness Center, Inc. 

Hi 
Thank you for reaching out. Our department has not had any contact from provider or NYS OASAS. We will 
keep you/Legislator posted if we are contacted. 
Have a great evening. 

Michael 

Michael Orth, (he/him/his) 
Commissioner 
Westchester County Department of Community Mental Health 
112 East Post Road- 2nd Floor 
White Plains, New York 10601 
Tel. (914) 995-5225 
Email: mmo60'westchestenwv.com 

Jill Costa, Executive Secretary to Commissioner Tel. (914) 995-5244 
Email: jzcaril'westchestergov.com 
www.westchesteruov.com 

Follow DCMH on Twitter @WestchesterDCMH 

DCMH's Directory and GIS based map of behavioral health services in Westchester: 
https://dcmhservices. westchesterµov .com/DCMHservices/index. j s p 
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.. 
About Westchester County 
Westchester County, located in the heart of the historic Hudson Valley, covers 500 square miles and has a 
population of just under a million. Originally home to Native Americans, who were members of the Lenape 
tribe, it is today a rich mix of many cultures and landscapes. The County is a blend of bustling cities, quaint 
villages and picturesque towns as well as open spaces and a network of beautiful parks. Westchester is made up 
of 6 cities, 19 towns and 20 villages. Westchester County is known for top-notch public schools, and a high 
quality of life. The County is also an intellectual capital, boasting a highly educated workforce, competitive 
colleges and universities, Fortune 500 companies, world changing non-profits, and cutting-edge research 
centers. Westchester is led by County Executive George Latimer, who took office in January 2018 as the ninth 
County Executive. Using inclusion and openness as a foreground, Latimer is fighting to make Westchester a 
destination for all people to live, work and enjoy. Learn more about Westchester County by visiting 
www.westchestergov.com 

Follow Westchester County 

Facebook - Twitter - Youtube - Instagram 
### 

-----Original Message-----
From: LoBello, Elizabeth <esll i{liwestchestenwv.com> 
Sent: Tuesday, January 25, 2022 1 :50 PM 
To: Orth, Michael <mmo6jwwestchesternov.com>; Glazer, Joseph <JGlazer'a:lwestchestergov.com> 
Subject: Hudson Ridge Wellness Center, Inc. 

Good Afternoon, 

Please see attached memo re Hudson Ridge Wellness Center from Legislator Vedat Gashi. 

Thank.you. 

Beth LoBello, Committee Coordinator 
Westchester County Board of Legislators 
Committees on Parks & Recreation, 
Human Services, Human Rights & Equity, 
Seniors & Youth and Rules 
(914) 995-2809 - Fax (914) 995-3884 

esll ra westchesteruov.com 

Follow us 
Online: www .westchesterlegislators.com 
Facebook: http://www.facebook.com/westchestercount BOL 
Twitter: twitter.com/westchesterBOL 
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T OWN OF NEW CASTLE 
200 S. Greeley Avenue, Chappaqua, New York 10514 •Ph. (914) 238-4723 •Fax (914) 238-5177 • 

Email: buildin!('tilmmewcastle.org 

Building, Engineering. Planning 
& Zoning Departments 

Director of Planning 
Sabrina D. Charney HuIL AICP 

Town Engineer 
Robert J. Cioli, P.E. 

Building Inspector 
TomDePoleill 

Environmental Coordinator 
Dennis Corelli 

MEMORANDUM 

TO: New Castle Town Board

1
. ·> ' :J· I~ / { 

• / . ,t~ ( )__. 'Jlt \ :·L 
Sabnna Charney Hu~I, D1rectol" of Planni.ng 
Kellan Cantrell, AssiStant Planner ' 

i\ v (_~------
FROM: 

RE: Hudson Ridge Wellness Center 

DATE: October 7, 2021 

As the Town Board is aware, the Hudson Ridge Wellness Center Inc., located at 2016 Quaker Ridge 
Road, is currently under review by the Town of Cortlandt Planning Board. The Applicant is proposing 
a new Specialty Hospital to be located at the former 20.83 Acre Hudson Institute property which 
includes the revitalization and reuse of seven (7) existing buildings comprising 38,560 Square Feet of 
space for a 91-bed private residential treatment program for individuals recovering from chemical 
dependency. The proposed site consists of two properties, one 27.8 Acre parcel located in the Town of 
Cortlandt and a 20.83 Acre property located in the Town of New Castle at 35 Quaker Ridge Road .. At 
this time, the property owner is not proposing any development on the parcel in New Castle. As part of 
this project the property located within the Town of New Castle will be used as a "buffer" for the 
proposed use and will remain undisturbed1. 

The existing buildings, located on the 27 .83 Acre property in Cortlandt, are to being brought into 
compliance with current building code requirements, including fire and safety improvements. It is our 
understanding that the Application requires a Special Use Permit from the Cortlandt Planning Board 
and a variance regarding state road frontage from the Cortlandt Zoning Board of Appeals. ,_ 

i Hudson Ridge Wellness Center EnvlronmentaV'fransportatlon I a ~ *f-Our office has been following the 
project as it proceeds through the Town 
of Cortlandt approval process and has 
recently reviewed the following 
documents related to the subject 
application: 

r ~'.::;__:llJ 'f 

~(·.'.~---~ 
I >.. • 

• 

Document titled, "Hudson 
Ridge Wellness Center, Inc., 
Expanded Envrronmental 
Assessment", dated July 20, 
2015; I ' ~ · 

"Expanded ..., Document titled, 
Environmental Assessment", :_.w . , . , .......... ..... ,,,. - 'Ile: 

(. (l 5 t ~ . € 
--;":"';-~~·:··-:-· . ..-_ . 

1 Memorandum from Cuddy & Feder LLP, prepared on behalfofHudson Ridge Wellness Center, Inc, Dated June 28, 2021. 
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prepared by JMC Planning, Engineering, Landscape Architecture and Land Surveying, PLLC, 
dated October 6, 2016; 

• Document titled, "2nd Addendum to Expanded Environmental Assessment Report", dated 
October 6, 2016; 

• Document titled, "Addendum to Expanded Environmental Assessment Report", dated October 
6, 2017; 

• Document titled, "Transportation Management Plan", prepared byJMC Planning, Engineering, 
Landscape Architecture and Land Surveying, PLLC, dated February 22, 2018, last revised 
December 17, 2018. 

• Plan titled, "Site Plan/Grading Plan/Tree Plan-13% Max Grade (Sheet l)", prepared by Ralph 
G. Mastromonaco, P.E., P.C. Consulting Engineers, dated January 8, 2018 and last revised 
March 20, 2019; 

• Plan titled, "Site Plan/Utility Plan (Sheet 2)'', prepared by Ralph G. Mastromonaco, P.E., P.C. 
Consulting Engineers, dated January 8, 2018 and last revised March 20, 2019; 

• Plan titled, "Driveway Improvement Plan (Sheet 3)", prepared by Ralph G. Mastromonaco, 
P.E., P.C. Consulting Engineers, dated January 8, 2018 and last revised March 20, 2019; 

• Plan titled, "Site Plan/Lighting Plan (Sheet 4)", prepared by Ralph G. Mastromonaco, P.E., 
P.C. Consulting Engineers, dated January 8, 2018 and last revised March 20, 2019; 

• Plan titled, "Site Plan/Fire Access Plan (Sheet 5)", prepared by Ralph G. Mastromonaco, P.E., 
P.C. Consulting Engineers, dated January 8, 2018 and last revised March 20, 2019; 

• Plan titled, "Site Plan/Proposed Disturbance Plan (Sheet 6)", prepared by Ralph G. 
Mastromonaco, P.E., P.C. Consulting Engineers, dated January 8, 2018 and last revised March 
20, 2019; 

• Plan titled, "Site Plan/Erosion Control Plan/Details/Notes (Sheet 7)", prepared by Ralph G. 
Mastromonaco, P.E., P.C. Consulting Engineers, dated January 8, 2018 and last revised March 
20, 2019; 

• Document titled, "Consolidated Expanded Environmental Assessment Report (Volume I)", 
prepared by JMC Planning, Engineering, Landscape Architecture and Land S~eying, PLLC, 
dated March 2019; 

• Document titles, "August 2021 Addendum to March 2019 Consolidated Expanded 
Environmental Assessment Report (Volume I)", prepared by JMC Planning, Engineering, 
Landscape Architecture and Land Surveying, PLLC, dated August 2021. 

It is important to note that this property is located in the Hudson Highlands Biotic Corridor and as such 
has been identified as an area of sensitivity. The New Castle Planning Department has examined 
potential transp-ortation, parking, stormwater, groundwater, and lighting impacts associated with the 
proposed use in relation to properties within the Town ofNew Castle. A more detailed summary of the 
aforementioned concerns were provided to the Town of Cortlandtin November 2017 and are further 
discussed below along with updated information from the Hudson Wellness Center representative(s) 
provided as responses in italics where applicable. 

Transportation 
The Wellness Center will be accessed from its existing driveway on Quaker Ridge Road in the Town 
of Cortlandt. In New Castle, Quaker Ridge Road intersects with Glendale Road (via Glendale Road 
Extension) which runs in an East/West direction connecting it with Spring Valley Road, Allapartus 
Road and NYS Route 134. The Applicant has provided analysis that indicates that at full capacity, the 
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Wellness Center will employ approximately 86 staff for up to 91 clients. It is anticipated that the 86 
staff members will be divided between four "shifts" on a daily basis. The shifts are designed 
to run from 6:00AM to 2:00PM, 9:00AM to S:OOPM, 2:00PM to lO:OOPM and lO:OOPM to 6:00AM. 
Discussion in the submitted application material states that the existing Levels of Service (LOS) of the 
surrounding roadways will not change and that there will be minimal traffic impact from the proposed 
use. The majority of the site-generated traffic volumes are comprised of staff and spread over four 
"shifts". The submitted traffic information indicates that traffic associated with the Sunshine 
Children's Home has been analyzed in relation to this application. It is also important to note that the 
Town of Ossining has approved of a 52-unit condominium development on Hawkes Avenue (Hawkes 
Crossing). The potential traffic associated with this development does not appear to be part of any 
transportation studies submitted as part of this Application and as such the impacts that both the 
subject application and the Hawkes Crossing project will have on New Castle are unknown at this 
time. 

Based upon our experience and familiarity with the area, the most probable travel routes to the 
Wellness Center for staff and visitors would be the Taconic State Parkway and Route 9A, which 
would direct cars onto Allapartus and Spring Valley Roads prior to reaching Glendale Road and 
ultimately Quaker Ridge Road. It is also important to note that traffic coming off the Taconic State 
Parkway will use Allapartus Road as a cut through. The Town of Ossining hired Frederick P. Clarke 
(FPC) to review the traffic impact on Ossining Roadways. In the communications provided to the 
Town of Ossining, FPC indicated that "the larger [traffic] impact will be within the Town of New 
Castle and specifically to Glendale Road between Quaker Ridge Road near the site to the Spring 
Valley Road Intersection." Previously, the Town of New Castle asked the Town of Cortlandt for more 
information regarding this point. 

The most recent available documentation regarding transportation for the Site is from the submitted 
Transportation Management Plan, prepared by JMC Planning, Engineering, Landscape Architecture & 
Land Surveying, PLLC, dated February 22, 2018, last revised December 17, 2018. Below is a 
summary of those findings as they pertain to the Town of New Castle. 

1. The estimated number of vehicles the Applicant anticipates during the weekend visitations; 
• 25 percent of patients will have visitors any one weekend, no detailed numbers are given; 

2. Information regarding construction traffic routing and timing during renovation of the site 
(regardless of how limited it may be). 
• This question was not answered. 

3. Identify on a plan, the vendor delivery routes and times for the once weekly deliveries. It would 
also be helpful to obtain a list of vendors who will be servicing the site. 
• 5-6 food deliveries weekly (truck size depends on the vendor, but food deliveries aren't made 

using tractor trailers to this type of account). 
• 1 garbage service weekly, which also picks up recycling 
• 1 laundry service pick-up/drop-off weekly 
• 1 /day UPS pick-up, total of 5 weekly. 
• The delivery vehicles will be directed to access the property from NY 9A and US 9 and travel 

through Crotonville via Old Albany Post Road to Quaker Bridge Road to Quaker Ridge Road. 
Old Albany Post Road, Quaker Bridge Road, and Glendale Road have weight restrictions for 
vehicles over 5 tons, except for local deliveries, which therefore do not preclude trucks 
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associated with the site from using the roadways. The delivery vehicle drivers will be directed 
to not travel along the Quaker Bridge Road one-lane bridge over the Croton River. 

• While the specific vendors and associated delivery vehicles have not been determined, it is 
expected that most vehicles will be a SU-30 (total length of 30 feet) or shorter and any larger 
vehicle would not exceed an SU-40 (total length of 40 feet). No tractor trailers will be 
permitted to make deliveries to the hospital. Only approximately 5% of traffic is anticipated to 
approach the site from the north on Quaker Ridge Road. 

4. Provide weekly waste disposal schedule, including times and routes. 
• No deliveries by 3rd party service providers, such as deliveries of food/perishables, pharmacy, 

paper/office supplies, garbage collection, laundry, etc., will occur on weekends. 
5. Designation of the route for the collector shuttle. 

• Two shuttle vans will be provided, for required use by a substantial portion of the employees, 
primarily lower level non-professional employees, who will be shuttled to and from several 
transit hub locations outside the immediate area, including, but not limited to the FDR Park 
park and ride lot, the Croton Harmon train station or other stations on the Harlem line such as 
White ,Plains, and the vans will also transport clients for pick-up from and drop-off at their 
home, train station, or bus stops as necessary and to be determined, or other locations as may 
be required. The Applicant has coordinated with the FDR NYS Park Director regarding the 
use of the existing underutilized park and ride lot within the Park, located in Yorktown, for the 
6:00 AM and 2:00 PM shifts. 

6. More information as to the method I system that will ensure that only 25% of the client's potential 
visitors will be permitted each weekend should be provided. 
• There will generally be no visitors. Family weekends will be scheduled/or only one day every 

weekend for family member visitation, family education and group counseling. These family 
weekends will be staggered, so as the facility approaches and reaches full capacity, only one 
quarter of the client population will have their family weekend each weekend of the month. 

7. More explanation as to how the client shuttle will operate (i.e hours of operation, distance to travel, 
trips per day/week, etc.) 
• This question was not answered. 

8. Information as to origin/destination surveys for employees. In addition, the use dictates that there 
will be different traffic impacts related to the time of day (more staff during the day than at night). 
More information should be provided regarding staff scheduling and associated traffic impacts. 
• The majority of site generated traffic volumes will be comprised of staff spread over 4 shifts. 

Two shuttle vans will be provided, for required use by a substantial portion of the employees, 
primarily lower level non-professional employees, who will be shuttled to and from the FDR 
Park park and ride lot, the Croton Harmon train station or another station on the Harlem line 
such as White Plains, and the vans will also transport clients for pick-up from and drop-off at 
their home, train station, or bus stops as necessary and to be determined, or other locations as 
may be required. The Applicant has coordinated with the FDR NYS Park Director regarding 
the use of the existing underutilized park and ride lot within the Park, located in Yorktown, for 
the 6:00 AM and 2:00 PM shifts. The shuttle would likely use the Taconic State Parkway for 
part of its trip. 

• The Applicant will monitor traffic volumes when the patient occupancy reaches 75 percent and 
for 2 years after 75 percent occupancy, to compare actual future volumes to the projected 
volumes. Automatic Traffic Recorders (ATR) will record 24-hour directional volumes along the 
site access driveway (entering and exiting) as well as along Quaker Ridge Road northbound 
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and southbound, both north and south of the site access driveway. The details of the traffic 
monitoring protocol will be coordinated with the Town staff and traffic consultant. 

9. Information related to the analysis of traffic in conjunction with the 52-Condominium 
Development located on Hawkes Avenue in the Town of Ossining. 
• The area intersections currently operate without significant delays and the projected volumes 

with and without the proposed use will also be processed with little or no delay, even while 
making various conservative assumptions to provide for an ultraconservative analysis. 

Parking and Stormwater 
The Proposed Action includes new and improved parking and access to the existing structures. The 
Town of Cortlandt requires 132 parking spaces for the proposed use. The Applicant is requesting that 
67 parking spaces be land banked while 13 are constructed and 52 are existing. The site topography 
declines steeply in a southeasterly direction into the Town of New Castle. There are several wetlands 
located to the south and east of the existing development which are contiguous to the Town of New 
Castle. All site work is proposed to occur outside of a 100-foot wetlands buffer within the Town of 
Cortlandt. It is important to note that the Town of New Castle requires a 150' wetlands buffer within 
the Town of New Castle and the wetlands on the site in Cortlandt are contiguous to wetlands in New 
Castle. No detailed information has been provided concerning the treatment of stormwater from the 
proposed impervious surfaces or the potential path of runoff from failing septic systems. There are 
several single-family homes located to the southeast of the parcel, in the Town of New Castle, which 
are down-gradient to areas on the site proposed to be actively disturbed. 

The most recent available documentation regarding parking and stormwater for the site is from the 
August 2021 Addendum to March 2019 Consolidated Expanded Environmental Assessment Report 
(Volume I), prepared by JMC Planning, Engineering, Landscape Architecture and Land Surveying, 
PLLC, dated August 2021.Below is a summary of those findings as they pertain to the Town of New 
Castle. 

10. In light of these issues and potential impacts, the Town of New Castle requested additional 
information as to how the on-site stormwater associated with new impervious surfaces and septic 
systems will be controlled to ensure that no off-site impacts are felt by the surrounding New Castle 
property owners. Further, the New Castle Town Engineer is following through with 
communications to the Cortlandt Town Engineer. 
• The Applicant will monitor the parking utilization of the site biannually until two years 

subsequent to the full occupancy of the facility, and will construct additional spaces in the 
unlikely event the existing spaces are 90% occupied during the monitoring studies, subject to 
amended site plan approved by the Planning Board 

• Site work activities will result in temporary disturbances of the property of less than one acre. 
Prior to any walkway installation, sediment and erosion controls will be installed on the 
downslope side of the construction activity to prevent any sediment transport. The sediment 
and erosion control structures, which will include hay bales and silt fencing, will be installed 
prior to initiating disturbance activities. Disturbed areas not to be repaved will be seeded and 
mulched until permanent grass cover is established No permanent or long-term impact to 
water quality associated with proposed driveway widening or walkway ·installation is expected. 
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Ground Water 
The subject site historically contained three (3) wells, two of which were determined not to meet the 
current New York State Department of Health requirements for public water supply for the hospital 
use currently being proposed by the Applicant. In order to fulfill the required water usage amounts for 
the proposed use, two (2) new wells were constructed in August of 2015, leaving two noncompliant 
wells to be used for fire protection purposes. The two new wells, combined with one older well, will 
serve as the drinking water supply for the proposed hospital use. The two remaining unused wells will 
be used for fire protection only, not drinking water. The total water recharge for the proposed project 
site and the adjacent site is 30,500 gallons per day (gpd) under normal precipitation conditions. The 
projected water demand for the hospital use is expected to be 12,660 gdp. The sewage system, 
composed of subsurface treatment, including leach fields, will increase the groundwater recharge 
under the site. On an annual basis, approximately 85 percent of the water used indoors will be returned 
to the ground through percolation from the septic leach fields. Approximately 15 percent or 1,900 gpd 
of the average water used will be lost and not re-introduced into the groundwater. 

The most recent available documentation regarding groundwater for the site is from the Town of 
Cortlandt hydfogeologic consultant, HydroEnvironmental Solutions Inc. (HES), dated April 11, 2019. 
Below is a summary of those findings as they pertain to the Town of New Castle. 

11. The Town provided that the Applicant should provide information substantiating the 30,500 gpd 
usage in relation to the number of beds, number of employees, estimated irrigation, etc. 
• HES is satisfied with the water demand of 110 gpd, per bed, for the proposed Hudson Wellness 

Center. The WCDOH approved this demand, and the demand is site-specific in that the facility 
is not considered a hospital and has lesser demand. The Applicant demonstrated to the 
WCDOH and to HES that the proposed use was not a typical hospital, and that the per bed 
water use of 110 gpd was justified. If the agency responsible for estimating water use approves 
of the calculated demand that is the demand that should be used to estimate the water budget. 
It should be noted that HES attempted to find an applicable Standard Industrial Code (SIC) for 
the proposed use at the site, and none was found, therefore, relying on the WCDOH approved 
water use per bedroom is acceptable. Additionally, the proposed use for the site does not 
include on-site laundry or irrigation. However, when it comes to estimating project demand 
HQ cites the NYSDEC water use numbers for a hospital at 175 gpd per bed, yet when it comes 
to pumping test protocol, HQ wishes to use their own interpretation of stabilization and 
protocols not the NYSDEC Water Supply Testing Guidelines. Regulations and Guidelines are 
promulgated by state and county agencies for a reason, they are not open for interpretation by 
professional hydrogeologists as a matter of convenience. 

12. The Town of New Castle requested that the Applicant conduct a trace analysis and pump test 
(while monitoring neighboring wells (including those in New Castle) to determine ifthe three 
drinking water wells (one existing and two newly constructed) on the Applicant's site will have 
any effect on the groundwater of the adjacent properties located in the Town of New Castle. 
• Sixty-seven property owners were solicited to participate in the off-site monitoring program. 

16 wells were monitored out of the 18 owners who were interested in the program (two wells 
were deemed inaccessible). The results from the off-site program indicate that off-site impacts 
were limited to only two wells. The Greenstein and Shapiro wells at 83 and 78 Quaker Ridge 
Road would be solicited as part of the program based on the drawdown effects documented at 
these wells during the pumping test. 

• Page 6 -
M:\Assistant Planner Projects\Hudson Ridge Wellness\New Castle Review 



. . 

• HES agrees with LBGHES that the 16 off-site homeowner wells provided sufficient coverage, 
and a total of sixty-seven (67) off-site surrounding well owners were notified and solicited to 
participate in the well monitoring program. The two impacted wells contained ample available 
drawdown in the wells at the end of testing (475 feet and 175 feet), demonstrating ample water 
will be available in the wells during drought conditions. As noted in the site-wide water 
budget, even under severe drought conditions (30-year drought), recharge to the bedrock 
aquifer is substantially greater than the water demand for the project. 

13. The Town noted concern about the relationship of the aquifer(s) that serve the Sunshine Children's 
Home, located at 15 Spring Valley Road, to the Hudson Wellness ,Center. As you know, the 
Sunshine Children's Home is currently under construction on a substantial expansion of that 
facility. The Town asked if the Applicant explored the existence of any hydrologic relationship 
between the aquifer(s) supporting groundwater wells on his site and those supporting the Sunshine 
Childrens Home and nearby private residential wells in the Town of New Castle. If not, we 
requested that the Applicant be directed to study any such potential relationship and subsequent 
impacts. . 
• The Applicant has proposed a well monitoring plan, akin to that provided by the Sunshine 

Children's Home. The monitoring plan would begin three to six months before the facility's 
certificate of occupancy is issued and continue for up to two years after 75 percent occupancy 
has been achieved. The program as proposed by the Applicant would monitor up to six wells 
using pressure transducer data loggers as was done during the pumping test. The Greenstein 
and Shapiro wells at 83 and 78 Quaker Ridge Road would be solicited as part of the program 
based on the drawdown effects doc.umented at these wells during the pumping test. Off-site 
monitoring data would be compiled by LBGHES and submitted to the Town as semi-annual 
reports which would also include water level data and pumping volumes .from on-site wells 
which will be metered. The Applicant has also proposed sending monthly operational reports, 
including pumping volumes, to the Town and WCDOH 

• HES does not recommend any additional hydrogeologic testing at this, other than 
implementing a long-term monitoring plan which should be put in place following project 
approval. 

Lighting 
The most recent available documentation regarding lighting for the site is from the August 2021 
Addendum to the March 2019 Consolidated Expanded Environmental Assessment Report (Volume I), 
prepared by JMC Planning, Engineering, Landscape Architecture and Land Surveying, PLLC, dated 
August 2021. Below is a summary of those findings as they pertain to the Town of New Castle. 

14. Proposed lighting specifications and locations on the site. 
• All exterior lighting fixtures2 will be residential in character, downward directed and dark sky 

compliant so there is no light trespass onto adjoining properties. Low level bollard-type 
lighting will be used in the parking areas and sidewalks. The proposed lighting will not impair 
the established character of the adjoining properties, in conformance with Section 307-73.C of 
the Town of Cortlandt Zoning Code. Lights out for the residents is 10:30 PM Also, there are 
limited employee arrivals/departures at the night shift change at 10:00 PM with the use of the 
two shuttle vans. The nearest residence is approximately 320 feet distant and upgradient from 

2 Appendix 8.A within Volume 2 of the CEEAR 
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Building #1 (the main treatment building), and buffered by a solid 6-foot high fence on the 
Specialty Hospital property and by a wooded buffer on the residential property. 

It should be noted that the proposed lighting is a bollard style3 that stands approximately 42" tall with 
the nearest proposed lighting on the site to any New Castle housing unit being more than 500 feet 
away. 

At this time it is our understanding that the project has been adjourned from meeting with the 
Cortlandt Planning Board. My office will continue to review and update the New Castle Town Board 
on any new developments regarding this application. 

cc: Jill Simon Shapiro, Town Administrator 
Tiffany White, Assistant to the TownAdministrator 
Christina Papes, Town Clerk 
Edward Phillips, Esq. Town Counsel 
Robert Cioli, P.E., Town Engineer 

3 Plan labelled, "Site Plan/Lighting Plan (Sheet 4 of7)", prepared by Ralph G. Mastromonaoo, P.E., dated January 8, 2018. 
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Village and Town of Ossining 

Via email 

Town of Cortlandt 
Department of Tedmical Services 
Planning Division 
Town Hall Office II 4 
l Heady Street 
Cortlandt Manor, New York 10567 

16 Croton Avenue 
Ossining, NY 10562 

Tel. (914) 941-3554 
Fax (914) 941-5940 

\V\Vw.villageofossining.on.!. 

July 12, 2021 

Attention: Chris Kehoe, AICP, Deputy Director of Planning 

Dear Depuly Director Kehoe: 

Re: 2016 Quaker Ridge Road 
Hudson Ridge Wellness Center 

On behalf of the Town of Ossining and Village of Ossining please accept this letter rci,r.rrding the proposed 
Hudson Ridge Wellness Center at 2016 Quaker Ridge Road in the Town of Cortlandt. We note that on May 17, 
2021, the Appellate Division Second JudiciaJ Depai1ment in Matter of Hudson Ridge Wellness Center v. Zoning 
Board of Appeah of the Town of Cortlandt denied the application by nonp:u1y-appellant Responsible Hudson 
Institute Site Development, Inc. staying the Town of Cortlandt linm furtl1er processing land use applications 
submitted by Hudson Ridge Wellness Center ("Hudson Ridge"). Since it is presumed that the applic.ation will 
prncecd at both tl1e town's Plruming Board and Zoning Board of Appeals, we wanted to fornrard this letter to you now. 

Initially it should be noted that approximately 7 5% of the Hudson Ridge property is within the Indian Brook 
Wafcnhcd. Tbc Work Plan fo1- the propm1cd Indian Brook/Crutou Gurgc: Overlay Zone, which pmjecc is being 
managed through your department notes the following: 
The Indian Brook-Crot.on Gorge watershed is located across the five municipalities in northern Westchester County. 
The watershed is approximately 3,400 acre&f 5.3 square miles. Located within the watershed is the Indian Brook 
Reservoir, the drinking water soUICe for the Town and Village of Ossining as well as the Crot.on-on-Hudson water 
aquifer. The area is an important tributary to the Hudson River and is charactemed by~ areas of wetland, several 
waterbodies, a diwmiity of plant and animal species and several areas of steep slope .... 
The proposed overlay zone will specifically target the Indian Brook-Croton Gorge Watershed. The intended target of 
the overlay zone is the residems and visitors to the watershed. The over1ay zone will provide a uniform set of 
environmental regulations across jurisdictions which is the best way to protect the important resource. Conformity in 
wetJand and wetland buffer regulations, agreed upon limits to new impervious surfaces, poteotial land use/zoning 
modifications across jurisdictions provide the best opportunity to protect the resource. 

111e recently received Project Approach document from consultant Weston and Sampsou li.lrther defines the 
scope of work. 111c consultant will, "conduct a complete maximmn build-out analysis based on the existing 
underlying zoning. This analysis will be used to understand how development is likely to impact not only water 
resources, but terrestrial habitats and landscape ecotypes." 



ill response to a FOIL request, you provided drawings for the Hudson Ridge project. Those drawings raise 
concems for the protection of the Indian Brook Watershed, Indian Brook Reservoir and the drinking water available 
to re!>idents and busiuesses in the Town of Ossining and Village of Ossiuiug. Those concerns include: 

• Much of the sanituy collection system is in the Indian Brook Watershed. 

• The On.Site Wastewater Treatment System (01WS) and at least one-half of the primaiy OWfS are 
pro~ to be located in the Indian Brook Watershed. The provided drawings did not indicate if the 
O'IWS included a subsurface disposal system. 

• The location for the proposed recycle/refuse dumpsters near existing Main Building l is in the Indian Brook 
Watershed which has the potential to impact water quality. 

• The existing water system (to be abandoned) is in the Indian Brook Watenhed as well as well J (potable). 
An increase in water use at the project site can impact the Indian Brook Reseivoir. Please forward current 
and planned water consumption information. H such information is unavailable, please confum. 

• Site work including roadway widening and new walkways will increase surface runoff which may impact water 
quality. 

• Ha stonnwater :management plan (SWPPP) has been prepared. please provide that document for review by 
village and town representatives. 

While a more detailed review of project documents is ncccssruy, !l1cre are concerns that the proposed 
development at 2016 Quaker Ridge Road.will negatively impact the Indian Brook Watershed and reseivoir and lead 
to increased traffic. We request that a copy of rlris letter be forwarded to the members of the Tovm of Cortlandt's 
land use boards consideriug'the pending application for development. The protection of the watershed and t11e 

drinking water for the residents of the Town of Ossining is of paramount concern. Further, we request tl1at as 
neighboring mwucipalilies, that we be made aware when the applic.ations will be on the agendas of the town's laud use 
board.c; and/or town board. 

Regarding traffic, it is our w1dcrst.anding that much of the trafiic to and from the property will go through the 
Town of Ossining leading to increased carbon emissions, runoffs and additional wear and tear to the area roadways. A 
considerable amowit of time has passed since the 2016 traffic study and conditionsindt~ding increased conunercial 
and truck. traffic on Old Albany Post Road have changed. Additionally, Albany Post Road has a five-ton weight limit 
and tl1erefore rannot be considered as a viable means of access for vehicles excccdi11g the weight limit to enter/exit the 
property: Further, while the Crotonville area of tl1c Town of Ossining l1a.., been characterized a.o; industrial, that is uot 
the case as tl1cre are several residential properties in the area most of which do not have sidewalks, are very dose to 
Old Albany Post Road and arc regularly placed in a hazardous condition by the ever increasing numl>er of vehicles 
traversing the road. It is notable !li.at the applic;u1t will require a variance from the Town of Cortlandl's Zoning Board 
for a special permit that hospitals be on a state road. 111at the Tow11 of Co11landt recognizes that there are appropriate 
locations for such facilities proving sullicicnt access for vehicles, indicates that the planned location for the Hudson 
Ridge Wellness Center may by inappropriate. 

We shall continue to monitor this development as it proceeds. TI1ank you. 

Very truly yours, 

~~ 
Dana Levenberg 
Supervisor Town or Ossining 

cc: Town of Cortlandt Planning Board 
Town of Cortlandt Zoning Board of Appeals 
Town Board, Town of Ossining 
Board of Tmstees, Village of Ossining 
Village Manager Karen D'Attore 
Village Engineer Paul Fraioli 
Village Water Superintendent Andy Tiess 

/.) ,-, 
II -r 

/'-J_,,__ ./'-'--
Rika Levin 
Mayor Village of Ossining 



March I, 2021 

Hon. Loretta Taylor 

Steven Rabinowitz 
d.b.a. SIR Consulting 

19 Byron A venue 
White Plains, NY 10606 

steverabinowitz55@gmail.com 
914-645-7936 

Chairperson of the Town of Cortlandt Planning Board 
and Members of the Planning Board 
Town Hall 
1 Heady Street 
Cortlandt Manor, NY l 0567 

Re: Hudson Ridge Wellness Center, Inc. 
Comments on behalf of CRHISD 

Dear Planning Board, 

By way of introduction, I served with what is now the NY State Office of Addiction Services and 
Supports (OASAS) for 30 years, the last 12 of which I served as the Director of Downstate Field 
Operations, until my retirement at the end of November, 2016. In that role I oversaw the 
performance of approximately 250 substance abuse prevention, treatment and recovery support 
providers, with services at well over 1000 sites, along with budgeting oversight of approximately 
$250 million in State Aid in the area. I supervised a staff of 30 professionals who regularly visited 
and interacted with those providers and who reported to me regularly on their status. 

With regard to Hudson Ridge Wellness Center, I do not recall, nor am I aware of, any case during 
my 30 years of service at OASAS of any situation such as this, nor have I come across anything 
else like it in the years since where I have served as a consultant and on the board of several 
advocacy organizations. The normal process is for a potential service provider to submit a form 
called Attachment IA (see attached) to OASAS and the designated Local Government Unit 
(LGU), in this case the Westchester County Department of Mental Health. This form addresses 
the stated need for the proposed service, basic information about who the proposed provider is, 
their target population and basic service approach. along with an initial operating budget. 

As standard operating procedure. OASAS and the Cotmty would then hold a prior consultation 
meeting with the applicant to review the application, determine the need for the service and review 
all other infom1ation about the applicant and the proposed program, and then if both agree, 
authorize them to go forward with submitting the full application. In all cases that I am aware of 
the treatment facility will have first received the approval to submit the application prior to seeking 
local zoning and land use approval, which is addressed in the site review section of the full 
application. 



In addition to enabling the lead State and County Agencies to assess the application, the approach 
outlined above makes efficient and rational use of resources at the local level. Because the 
applicant will have OASAS and County input based on clear operating information and a review 
of the local need for the specific types of services offered, Boards such as this Board and the 
Cortlandt Zoning Board are then able to use this information to a<;sess the potential impacts. 
Without initial OASAS and County input, local Boards risk wasting valuable resources and 
making decisions based on incomplete operational data. Thus, I would strongly recommend that 
the Planning Board adjourn this hearing and refer the applicant to both OASAS and the 
Westchester County Department of Mental Health for a prior consultation meeting before 
proceeding with this process. 

I am available for any further questions with regard to my statement above at another time. 

Sincerely, 



https://behavehealth.com/bloq/2021/12/7/how-to-start-an-addiction-treatment-center-in-new­
york 

How to Open an Addiction 

Treatment Center in New York 
December 7, 2021 Ben Weiss 

All Addiction Treatment Providers and 

Centers in New York 

Must be Certified by OASAS 

~ Servi<es News GoverMient COVIP.19 Vaccine 

Offlce of Addiction Services and Supports Prirv•nt on Trutmcrrt Acrtov•ry G•t Involved Provido•• 

The New York State Office of Addiction Services and Supports 

(OASAS) oversees all certification and regulation of addiction 

treatment providers in the state. 

Unlike some states, certification in New York is not optional for 

addiction treatment providers. Skip this step at your peril! 



Getting Your Addiction Treatment 

Program Certified in New York is a 

Three Step Process 

STEPS TO CERTIFICATION 

Regional Office Representatives are Here to Help 

Prior Consultation 

Arrange for a discussion of the 
conceptual basis of your proposal 

with both the OASAS Regional 
Office (RO) and Local Governmental 
Unit (LGU) In the )urisdiC1ion where 
services are being proposed. Both 

parties will render a recommendatlon 
on ttie applicant's proposal. 

Endorsement 

Sign-off from both parties Is 
required for most 

prospeC11ve/exlstlng providers to 
complete the Prior Consultatlon 

Fonn, The only applications that do 
not require the form are minor 

relocations, capital projects; adding a 
Supportive Living Site, and changes 

to prevention sites. 

Application Submission 

Once you receive a recommendation 
to move forward, submit 

signed copies of 
the completed appllcatlon to OASAS 
Cartiflcatlon Bureau (1450 Western 
Ave, Albany, NY 122031, the OASAS 

Regional Office, and LGU In the 
JurlsdlC11on of the proposed program. 

In many states, you simply submit your application to the 

appropriate office (along with a check for your fees) and you 

wait for a response. 

In New York, the process is more involved. 
First, you go through a "consultation phase," where you meet 

and discuss your plans with the OASAS Regional Office (RO) 

and the Local Governmental Unit (LGU) for your location. After 

the initial consultation conversation, both the RO and the LGU 

make a recommendation for how (and if) to move forward. 

Next, you obtain your official endorsement from both the RO 

and LGU. This is called the "endorsement phase." 
Finally, after consultation and endorsement, you can finally 

submit an application to the OASAS Certification Bureau, the 

OASAS Regional Office and the LGU you've been working with. 

Congratulations, you've reached the 11application phase." 



• Description of services 

• Assessment of need 

• Description of areas to be served 

• Philosophy statement 

• Planned performance measures 

• Policies and procedures manual 

• Resource Allocation 

• Detailed revenue projections, including client/patient fees, 

TANF income, Medicaid income, Federal and State grants, 

etc 

• Detailed expenses projections, including salaries, wages, 

benefits, consultation services, equipment costs, property 

expenses, etc 

Some of these items - like entity information and zoning 

compliance - are completely standard in nearly every state. The 

financial transparency requirements, however, are unusual. Most 

states do not require the level of financial detail that New York 

asks of new applicants. 

OASAS does provide a Quick Reference Guide to the OASAS 

Chemical Dependence Certification A pplication, which sorts out 

what forms you'll need to submit and in what order to become a 

new OASAS provider. Think of it as a handy checklist for the 

process. 

And, yes, the complete OASAS Chemical Dependence 

Certification Application is 24 pages long, including various 

appendices which you may or may not be required to fill out 

depending on the specifics of your program. 



Before You Start the Application 

Process for Certification of Your 

Addiction Treatment Center in New 

York, Do Your Due Diligence 

NYSOASAS 
Treatment Availability Dashboard 

Search For State Certified Outpatient Or Bedded Programs 

Check all lhatepply HUI 

1»e Of Prognom r<i Show only Programs wll!l Avallabillly 0 5now all Programs 

Gendef 0 All 0 Ma~ Q Female 0 Transgenclef 

Age Group O Adult (Age 18 and above) O AdOlesCSnt (U,,_ age 18) 

Clty,COuntyorZlpCOde C ·'.~ (Oi;~. ~·. W'Z·pC~.:i~ 

A Location 1s required 

Within D 5Mr.es 10 Miles 25 Miies 50 Maes 100 MUes 

It's a good idea to read up on the many regulations the state of 

New York has placed on substance abuse treatment providers. If 

you need more specific legal information about the rules and 

regulations that govern "Substance Use Disorder Inpatient 

Rehabllitation Services" in New York, you can read all of the 

relevant sections of "mental hygiene law" here. 

It's also smart to check out the competition and survey the 

market for holes and opportunities. OASAS also offers a handy 

searchable database of all addiction treatment providers in the 

state, sorted by target population age, gender and location 

that's suited to this very purpose. 



The Application for Addiction 

Treatment Center Certification 

in New York is 24 Pages Long . 

NEW YORK STATE OFFICE OF ALCOHOLISM AND SUBSTANCE ABUSE SERVICES 

OASAS CHEMICAL DEPENDENCE CERTIFICATION APPLICATION 

APPLICATION SUMMARY 

o\ppllclllt'• Cansulbtlon 

The Cert<fication Proposal- Prior Consult form !ATTACHMENT #1A) must M completPd and included with the certilication application submissiO!l as proDf of 
prior consultali<m with the Local Governmental Unit and Field Office. 

lmlty/AdinlnlstrelM Headqullten Malllns Addi.a 

Applicant'• legal Name 

Street j Room/Suite ROM PO Bo• or Postal Route 

City, Town, Village State ZioCode • • 
NY 

SlnnmiltYOf ...... lic;;otJan 

Check the appropriate category and provide a brief summary of the pu<po5e for submitti'11 this •Plllication. 

D New OASAS ProYi:!er QNew Sponso' 0 New Treatment Service Ocapacity lncrnse 8 Minor Re1o:ation 0 RelDCGtion Ospace Eicpansion 0Additional Location 
Merger 0Transfer of Ownership 0 Capital l'roject QChange in Ownership Status 

Once you've moved to the application phase, you'll need to 

provide an incredibly large amount of information to the state, 

including: 

• "Entity" or Corporate structure information 

• OASAS number 

• Any existing licenses, certifications or accreditations you've 

received 

• An explanation of the "owners and principals" experience 

in chemical dependence services 

• Site information 

Zoning classification and compliance 

• Certificate of occupancy 



Indian Brook Res,ervoir Critical Environmental Area (CEA) 
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Honorable Loretta Taylor 
Chairman of the Town of Cortlandt Planning Board 
And Members of the Planning Board 
Town of Cortlandt 
1 Heady Street, Cortlandt Manor, NY 10567 
 
February 3, 2022 
 
 
I am writing to clarify and update our previous comments related to Hudson 
Ridge Wellness Center’s application before the Town of Cortlandt. Given the 
parcel’s proximity to Teatown Lake Reservation’s 1,000-acre nature preserve 
and the shared natural resources impacting the ecological and recreational value 
of our protected land, we continue to take a deep interest in the application and 
related public proceedings.  
 
The proposed development and associated activities have the worrisome 
potential to affect critical environmental resources and functions on our 
preserve and surrounding areas including: 
 
Indian Brook Reservoir Critical Environmental Area (IBR CEA) and Water Quality 
 
Westchester County’s Indian Brook-Croton Gorge Watershed Conservation 
Action Plan notes that this property, if developed, “could negatively impact the 
water quality of the watershed by increasing impervious surfaces and 
stormwater runoff.” The most recent iteration of the site plans includes the 
addition of tennis courts, a pool, and associated pathways. These additions will 
further increase the amount of impervious surface thus increasing the rate of 
stormwater runoff and likelihood of pollutants being carried into nearby 
waterways while decreasing the ability of the soil to absorb and filter those 
pollutants being introduced by increased landscaping practices and vehicle 
traffic.  
 
According to the Action Plan,  
 

“Pollutants such as metals and toxins from cars, soil from land 
development and earth moving practices and pesticides and 
fertilizers applied to lawns can end up in drinking water sources 
and waterbodies. Assessing the potential impacts that various 
land uses can have on drinking water and waterbodies is of 
primary importance when quantifying the health of a watershed 
and determining actions that should be taken to restore and 
protect drinking water sources and waterbodies.”  
 

 



 
Habitat Quality 
 
The property in question was identified in the Town of Cortlandt’s 2004 Open 
Space Plan as environmentally sensitive for its wildlife habitat and migration 
corridors. Significant impacts to the quality of wildlife habitat such as border 
fencing, the lack of native species and species diversity in the proposed 
landscaping plan, and artificial lighting creating sky-glow brighter than existing 
area conditions should be examined so that appropriate alternatives may be 
considered to minimize harm.  
 
Community Character 
 
Southeast Cortlandt, as identified in Cortlandt’s Master Plan, Envision Cortlandt, 
is largely residential with a small number of community-oriented businesses. The 
existing businesses, like Teatown, enhance the quality of life for neighbors and 
serve to protect the environmental and recreational value of the community. 
Moreover, the Quaker Ridge Area is widely recognized as a scenic resource. The 
addition of a luxury specialty hospital at this location is in sharp contrast with 
surrounding land use and will thus significantly impact community character. The 
proposed action is inconsistent with local land use zoning and therefore the 
impacts are of high enough importance to warrant further review. 
 

In consideration of the environmental comments in this letter and Teatown’s 
earlier written comments, the Town is asked to seriously consider issuing a 
Positive Declaration requiring the applicant to prepare an Environmental 
Impact Statement. Additional evaluation of possible environmental impacts 
should assure that the outcome is in line with the Town’s and Teatown’s shared 
goal of environmental protection. 
 
 
We thank the Town of Cortlandt for its commitment to conservation and 
consideration of the complex ecological and community concerns which affect 
this application. 
 
 
Sincerely, 
 

 
 
Kevin Carter 
Executive Director 
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February 6, 2022 

By E-Mail 

Hon. Loretta Taylor 
Chairperson of the Town of Cortlandt Planning Board 
And Members of the Planning Board 
Town Hall 
1 Heady Street 
Cortlandt Manor, New York 10567 
 
  Re:   Hudson Ridge Wellness Center: Case No. 6-15 
 
Dear Chairperson Taylor and Members of the Planning Board 
 
 I appreciated the opportunity to speak before the Planning Board on 
Wednesday January 26th. It was the first time I had spoken before the Planning 
Board or the Zoning Board. I spoke about the extremely poor tax payment history 
of the applicant because I believe that it highlights the community’s concerns 
about the credibility and trustworthiness of the applicant and this application. 
How can anyone expect them to fulfill their many representations (concerning 
water usage, well testing and mitigation, light pollution, traffic congestion and 
environmental impacts), when they have repeatedly twenty-five (25) times failed 
to carry out such a basic obligation as paying their real estate taxes in a timely 
manner? 
 I was also quite surprised to learn how often the applicant has appeared 
before either the Planning or Zoning Board, while seriously delinquent in tax 
payments. For example, if we look at the 2019 School Tax payment history for the 
2016 Quaker Ridge Road property, we see that the first payment was due on 
September 1, 2019, and was not paid until October 27, 2020. There was a tax lien 
placed on the property and a tax sale was scheduled for July 1, 2020. During this 
period, the applicant’s proposal appeared on the Agenda of the Zoning Board five 
times: 10/16/2019, 11/20/2019, 1/15/2020, 2/19/2020, and 4/15/2020. Given the 
applicant’s casual disregard for its fiscal and community obligations, should they 
have been permitted to proceed with their applications while in such serious tax 
delinquencies? I don’t believe they should have been on the docket at all. 



 I have included below the actual data that I spoke about on January 26th 
(which was obtained from the website of either “Town of Cortlandt—Reciever of 
Taxes” (2016 Quaker Ridge Road and 81 Quaker Hill Drive) or “Town of New 
Castle” (35 Quaker Ridge Road). 
 

Hudson Ridge Wellness Tax History 

A. 2016 Quaker Ridge Road 

TYPE OF TAX               DUE DATE        DATE PAID          PAYEE                             PENALTY AMOUNT    

1: 2021 School Tax  

     2nd Installment       1/31/2022         1/27/22 Hudson Ridge Wellness 

  *  1st Installment        9/30/2021        11/16/2021      Pierpont Capital Corp            $1077.93 

2: 2021 Town Tax       4/30/2021         4/28/2021        Hudson Ridge Wellness  

3: 2020 School Tax 

    * 1st Installment 9/30/2020 10/16/2020 Hudson Ridge Wellness $423.62 

    * 2nd Installment 2/1/2021 2/28/2021 Crichton House  $2,118.08 

4: 2020 Town Tax 4/30/2020 4/30/2020 Kevin Cassidy 

5: * 2019 School Tax Tax Lien 10/27/2020 Ridge Hudson     
   9/30/19 Interest: $956.64, Penalty: $2,933.99, Advertising Fee: $25.00 

6: * 2019 Town Tax 4/30/2019 5/17/2019 Hudson Ridge   $332.87 

7: 2018 School Tax 

     1st Installment 10/01/2018 10/01/2018 Kevin Cassidy 

     2nd Installment 2/01/2019 1/31/2019 Ridge Hudson 

8: 2018 Town Tax 4/30/2018 4/30/2018 Ridge Hudson 

9: 2017 School Tax 

     1st Installment 9/30/2017 9/06/2017 Ridge Hudson 

     2nd Installment 2/01/2018 12/27/2017 Kevin Cassidy 

10: 2017 Town Tax 5/1/2017 4/28/2017 Hudson Ridge 

11: 2016 School Tax 

     1st Installment 9/30/2016 9/30/2016 Hudson Ridge Wellness 



     2nd Installment 2/01/2017 1/31/2017 Ridge Hudson 

12: 2016 Town Tax 5/02/2016 4/28/2016 Hudson Ridge 

13: 2015 School Tax 

     1st Installment 9/30/2015 9/30/2015 Hudson Ridge Wellness 

     2nd Installment 2/02/2016 2/02/2016  Hudson Ridge Wellness 

14: 2015 Town Tax 4/30/2015 4/09/2015 Hudson Ridge Wellness 

15: 2014 School Tax 

     *1st Installment 9/30/2014 10/02/2014 Hudson Ridge Wellness $394.54 

     2nd Installment 2/02/2015 10/02/2014 Hudson Ridge Wellness 

16:* 2014 Town Tax 4/30/2014 5/16/2014 Hudson Ridge Wellness $316.43 

17: 2013 School Tax 

    * 1st Installment 9/30/2013 11/08/2013 Hudson Ridge Wellness $966.51 

     2nd Installment 1/31/2014 1/31/2014 Hudson Ridge Wellness 

18: *2013 Town Tax 4/30/2013 5/23/2013 Hudson Ridge Wellness $318.84 

19: 2012 School Tax 

    * 1st Installment 10/01/2012 2/12/2013 Hudson Ridge Wellness $1891.33 

    *2nd Installment 1/31/2013 2/12/2013 Hudson Ridge Wellness $1891.33 

20: * 2012 Town Tax 5/01/2012 8/20/2012 L & G Capital   $1095.25 

          Memo Fee  $5.00 

21:* 2011 School Tax Tax Lien               8/20/2012        L & G Capital    
   9/30/11       Interest: $643.20, Penalty: $2,629.92, Advertising Fee: $25.00 

22: 2011 Town Tax 5/02/2011 4/30/2011 L & G Capitol 

 

B. 35 Quaker Ridge Road 

TYPE OF TAX               DUE DATE        DATE PAID          PAYEE                             PENALTY AMOUNT    

1.  2021 School Tax 

      1st Installment 9/30/2021 11/15/2021 Credit Card   $441.69 

     2nd Installment 1/31/2022 1/18/2022 Credit Card 



2. 2021 Town Tax 4/30/2021 Not Paid ? (Assume incorrect) $664.69 

3. 2020 School Tax 

     1st Installment 9/30/2020 10/20/2020 Hudson Ridge Wellness $183.20 

     2nd Installment 1/31/2021 2/26/2021 Online Checking  $915.99 

4. 2020 Town Tax 4/30/2020 4/16/2020  Hudson Ridge Wellness 

5. 2019 School Tax 

     1st Installment 9/30/2019 10/07/2019 Online Checking  $183.02 

     2nd Installment 1/31/2020 Appears to still be outstanding ? 

6. 2019 Town Tax 4/30/2019 5/01/2019 Online Checking  $110.39 

7. 2018 School Tax 

     1st Installment 10/01/2018 9/30/2018 Online Checking 

     2nd Installment 1/31/2019 1/31/2019 Online Checking 

8. 2018 Town Tax 4/30/2018 4/30/2018 Online Checking 

9. 2018 School Tax 

     1st Installment 9/30/2017 9/08/2017 Hudson Wellness 

     2nd Installment 1/31/2018 12/27/2017 Online Checking 

10. 2017 Town Tax 4/30/2017 4/30/2017 Online Checking 

11. 2016 School Tax 

     1st Installment 9/30/2016 9/30/2016 Hudson Wellness 

     2nd Installment 1/31/2017 1/31/2017 Online Checking 

12. 2016 Town Tax 4/30/2016 4/29/2016 Online Checking 

13. 2015 School Tax 

     1st Installment 9/30/2015 9/30/2015 Hudson Wellness 

     2nd Installment 1/31/2016 1/31/2016 Online Checking 

14. 2015 Town Tax 4/30/2015 4/09/2015 Hudson Wellness 

15. 2014 School Tax 



     1st Installment 9/30/2014 9/30/2014 Hudson Wellness 

     2nd Installment 1/31/2015 3/13/2015 Hudson Wellness  $881.1   

C. 81 Quaker Hill Drive 

TYPE OF TAX               DUE DATE        DATE PAID          PAYEE                             PENALTY AMOUNT    

1. 2020 School Tax 

     1st Installment 9/30/2020 2/08/2021 Critchton House Holding $1078.67? 

     2nd Installment 2/01/2021 2/08/2021 Critchton House Holding $1078.67? 

2. 2020 Town Tax 4/30/2020 3/27/2020 Quaker Hill Drive LLC 

3. 2019 School Tax 

     1st Installment 9/30/2019 2/09/2020 Kevin Cassidy  $1279.77? 

     2nd Installment 1/31/2020 2/09/2020 Kevin Cassidy  $1279.77? 

4. 2019 Town Tax 4/30/2019 5/16/2019 Kevin Cassidy  $176.25 

4. 2018 School Tax 

     1st Installment 10/01/2018 10/01/2018 Quaker Hill Drive LLC 

     2nd Installment 2/01/2019 1/23/2019 Quaker Hill Drive LLC 

5. 2018 Town Tax 4/30/2018 4/30/2018 Ridge Hudson 

6. 2017 School Tax 

     1st Installment 9/30/2017 By Previous Owner 

     2nd Installment 2/01/2018 12/27/2017 Hudson Ridge  

For 81 Quaker Hill Drive the ? for 2020 and 2019 School Tax is due to the fact that 
the payee paid additional amount, but the town did not list it as a penalty.  

 

       Respectfully Submitted 

        

       Joel Greenstein 
       83 Quaker Hill Drive 
       Croton on Hudson, New York 10520 
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Chris Kehoe 

From: 
Sent: 
To: 

Jayne Karlin <jkarlin@byramhills.org > 

Sunday, February 6, 2022 6:31 PM 

Chris Kehoe 
Subject: Hudson Wellness- special permit application 

We would like to share our reasons as to why the Planning Board should vote and issue a positive c 
special permits to operate in a R-80 zone district. 

My husband and I have lived and raised our family at 4 Quaker Hill Court West for just about 25 ye< 
things that would make this application a major problem for this area and community. 

1. Wells- our well is 660 feet deep and we have already had to replace it twice at great expense. V... 
impact on all of the wells in this area. If our well is affected by the Wellness Center's consumption 1 
importantly how will we be supplied with water? There is no public water system in our area. It is u1 
providing such a system to our area. This has the potential to truly affect our resale value if we ever 

2. Emergency Services- we have had to call 911 at least 4 times for medical emergencies and eact 
arrive. One time due to downed trees an ambulance could not make it here but an EMT in their per: 
great personal risk to get here. This is not an area for a wellness center /hospital which surely will he 

3. Roads- we have trees which literally fall year round dependent upon the weather which make the 
trees coming down we also have power lines which also come down causing numerous power outa! 
plowed and salted historically which is not safe for residents, never mind commercial vehicles and ir 
hospital. 

There is no viable reason to put this center in the middle of a rural residential area. It will truly affect the da 
peace and quiet of this beautiful area and with the knowledge that there could not be any commercial deve 
This area is not zoned for the use that Hudson Ridge is seeking a variance and should not be changed as 
environment and local wildlife. · 

Thank you for your time, 
Jayne and Lee Karlin 

[§]: 
~ ReplyForward 

. 1 
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Hon. Loretta Taylor 

Michael G. Shannon 
2022 Quaker Ridge Road 

Croton-on-Hudson, NY 10520 
(914) 271-0997 

February 7, 2022 

Chairperson and Members of the Town of Cortlandt Planning Board 
Town Hall 
1 Heady Street 
Cortlandt Manor, New York 10567 

Re: Hudson Ridge Wellness Center 
Case 6-15 

Dear Chairperson Taylor and Members of the Planning Board: 

I reside at 2022 Quaker Ridge Road which is the property adjoining the northern side of the 
Applicant's site. I appreciate the time and attention you have given this matter and your 
consideration of my prior submissions and oral comments at the public hearings. 

I will limit this submission to two discrete points which I believe require that you either deny the 
application outright or issue a Positive Declaration under SEQRA. 

I. The Standards of SEQRA § 617 Preclude a Negative Declaration 

Under the structure and specific language of 6 NYCRR Part 617 a Positive Declaration should 
issue whenever the lead agency determines "that the action may include the potential for at least 
one significant adverse environmental impact"§ 617.7(a) (emphasis added). As the italicized 
words indicate, this encompasses situations far more broadly than findings that some proposed 
action will have such an effect. By its language, this covers cases where the impact may be 
doubtful or uncertain. If the lead agency determines that the action "may include the potential" 
for even "one" significant adverse environmental impact, it must issue a Positive Declaration. 

The standards for the two Declarations are vastly different. To issue a Negative Declaration, the 
lead agency needs to be much more certain in its determination and find that "there will be no 
adverse environmental impacts or that the identified adverse environmental impacts will not be 
significant" 6 NYCRR Part 617(a)(2) (emphasis added). Under this language, the lead agency 
needs to be quite sure of its findings that there will not be even one single significant adverse 
impact. 

Part 617 ( c) contains an "illustrative, not exhaustive" list of criteria for determining if an action 
may have a significant adverse impact on the environment. Some of the more relevant ones 
applicable here are: 



(i) a substantial adverse change in existing ... ground or surface water quality or 
quantity, traffic or noise levels; a substantial increase in solid waste production; a 
substantial increase in potential for ... drainage problems; 

(iv) the creation of a material conflict with a community's current plans or goals 
as officially approved or adopted; 

(v) the impairment of the character or quality of ... existing community or 
neighborhood character; 

(viii) a substantial change in the use, or intensity of use, of land ... ; and 

(ix) the ... attracting of a large number of people to a place ... for more than a 
few days; compared to the number of people who would come to such place 
absent the action. 

As the lead agency, you are charged as the "stewards" of the resources, with an 
obligation to protect the environment for future generations § 617 .1 (a). In doing so, you 
must not only look at the impact on water, air and such traditional environmental issues, 
but also the "existing community or neighborhood character;" here a bucolic residential 
area. No matter what mitigants the Applicant may propose, the bottom line is that it is 
seeking to operate a large for profit commercial facility in a residential area. 

The facts presented - and the questions never answered by the Applicant - preclude the 
Board from issuing a Negative Declaration. A large part of this is because the Applicant 
has refused to proceed with any application before the Office of Alcoholism and 
Substance Abuse Services (OASAS). That the Applicant has refused to do so over the 12 
years since Mr. Cassidy's LLC acquired the property in 2010 is bewildering by itself. 
But the consequence to the issues before you is fatal to the Applicant's position because 
it deprives the Board members of facts needed to your analysis, facts without which you 
cannot issue a Negative Declaration. 

In the extensive record before you, CRHISD and many residents of the community have 
raised serious environmental and quality oflife concerns, including, but not limited to: 
1) water usage, impact on nearby wells, and the watershed (which is simultaneously 
being taxed by the Sunshine Home); 2) traffic; 3) lighting and 4) the very character of the 
residential community. 

I will not rehash the submissions. Suffice it to say here that on any one of these topics 
you should conclude that the Applicant's action "may" have the "potential" for at least 
one significant adverse environmental impact. The facts presented against the Applicant 
on the issues should at the very least cast enough doubt that you cannot conclude that the 
adverse impacts "will not" happen. 

At the last hearing, the Applicant's attorney, Mr. Davis, was pressed about the 
Applicant's failure to consult with OASAS and said "We don't have a defined project to 
contact them with." (Video at 2: 10:45). That statement - and the issues which OASAS 



would have required the Applicant to have addressed - make it impossible for you to 
issue a Negative Declaration. 

Furthermore, the Applicant's failure to have pursued the OASAS process or even taken 
the step of discussing its conceptual program to procure a recommendation much less 
have provided any of this information to OASAS also deprives this Board of data which 
it would need to make a Negative Declaration. For example, this Board cannot find that 
traffic of staff and visitors coming and going will not have a significant adverse impact 
when there is not even an Operator identified. It is the Operator - not Mr. Cassidy or 
Mr. Davis - who should have the function of determining staffing levels, shift changes 
and requirements and the necessary frequency of and manner of conducting any family 
counselling sessions. While Mr. Davis may argue that "maybe" the family counselling 
sessions will be by Zoom and/or limited to a certain percentage or number of the 
residents' families, it is not for him to say; much less for him to speculate. An 
experienced and qualified Operator may have totally different program features . Since 
you do not have that information, you cannot measure the impact of the operations. 

IL The Applicant's Failure to Consult with OASAS Precludes A Negative Declaration 

The initial OASAS steps are not at all complicated and certainly not too expensive as Mr. 
Davis suggested and the Applicant should already have engaged in the OASAS process -
"[a] .. . prospective provider of substance use disorder services is required to obtain the 
prior approval of the Commissioner [of OASAS} before establishing, incorporating 
and/or constructing a facility or offering a service" (emphasis added). 

"The first step" requires "prospective applicants" to contact the Local Government Unit . 
. . to arrange for a discussion of the conceptual basis for the application . . . . These 
discussions are required and the prospective applicants must complete the Certification 
Proposal- Prior Consult Form . .. and submit it with the application submission. At the 
conclusion of these discussions, the [LGU and field office of OASAS] will render a 
recommendation on the Applicant's proposal. Yet, you are here being asked to decide on 
the application without even the benefit of a recommendation from either agency as to the 
Applicant's concept for treatment. 

By its own admission, the Applicant never took this required first step. There was no 
discussion of the "conceptual basis;" there was no completion of the Certification 
Proposal and there has certainly been no "recommendation" that the Application's 
proposal proceed. 

As an entity new to OASAS, the Applicant would need to complete a summary of its 
project as well as provide the information required under parts I, II, III; IV and 
Appendices I, IV and V. If the Applicant pursued an application with OASAS, it would 
need to describe and prove its outreach efforts with the local community and summarize 
the community's concerns and report the recommendations oflocal community officials. 
It would need to specifically list the services it would provide; it would have to list the 
organizations which have licensed or accredited the Applicant; it would need to 
substantiate its prior experience of its owners and principals; list its governing group of 



individuals and holders of 10% or more of its shares; it would need to disclose the source 
of funds to purchase the site; submit detailed operational policies and procedures (H); 
identify the key staff set forth and projected expenses; work schedules; and be subject to 
criminal background checks (where, as here, the Applicant is a for-profit entity "all 
individuals with an ownership interest are subject to the criminal history review,") etc., 
etc. 

In short, the Applicant's refusal to have conferred with OASAS not only makes its 
credibility suspect, 1 but it is reason in and of itself to deny the Application outright. 
Despite the length of Mr. Davis' many submissions, the Applicant has not yet even 
consulted with OASAS about the conceptual nature of the profitable program it 
envisions, much less obtained a recommendation from either required agency. 

And, this failure has another consequence. Even if you were to ignore it and allow the 
cart to pull the horse, the Applicant has deprived you of the most basic (and only reliable) 
source of answers to the questions -what does the Operator (whoever that may be) plan 
to do? Mr. Davis' arguments are not facts upon which you can base a decision and his 
beliefs about what some undisclosed potential operator may do cannot provide you with 
any level of comfort on the issues; and certainly not the reliable basis on which to 
conclude that there "will not" be "any" "potential" significant adverse impact required for 
a Negative Declaration. 

Respectfully, the Planning Board should deny the Application or, at the very least, issue a 
Positive Declaration. 

Respectfully yours, 

1 In my prior submissions, I have provided you with ample evidence of the multiple criminal convictions of the Applicant's 
principal Kevin Cassidy, convictions which include money launde1ing and fraud. I have also cited you to multiple sources for the 
proposition that drug rehabilitation facilities are frequently devices for money laundering. These facts should compound the 
concerns about the Applicant's avoidance of the OASAS process and failure to identify an Operator for the facility. 
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